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INTRODUCTION  

Purpose 

 This manual is designed to assist Parker County Appraisal District 

(PCAD) staff by outlining the methods and techniques used in the 

valuation and reappraisal of taxable property within Parker 

County. Since mass property appraisal is a complex and detailed 

process, this manual provides a clear breakdown of the 

procedures and operations of the appraisal district. 

All PCAD appraisers are required to comply with the laws, 

regulations, and guidelines established by the Texas Property 

Tax Code, the Texas Department of Licensing and Registration 

(TDLR), the International Association of Assessing Officers 

(IAAO), and the Texas Association of Appraisal Districts (TAAD). 

Upholding public trust is essential in appraisal practices, and 

appraisers must maintain ethical standards while effectively 

communicating their analyses and conclusions. 
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Appraisal Procedures 

To summarize, in an appraisal system the appraisal district first collects detailed descriptions of 

each taxable property in the district. The district then classifies properties according to a variety of 

factors, such as size, use and construction types. The district uses data from recent property sales 

and construction costs to replace the improvements at the same level of utility. With the help of 

modifiers that compensate for minor differences between individual properties, such as differences 

in age or location, appraisers use typical properties as benchmarks, or reference points, to appraise 

all the properties in each classification. Accuracy and uniformity are insured with error reports, for 

both Real Estate and Business Personal Property. In addition, random sampling is used to test the 

work product of all the staff. Errors in application and judgment are identified and corrected in a 

timely fashion. PCAD routinely provides training to staff to reinforce identification and coding to 

avoid errors. 

 

A. Land 

To appraise land, appraisers need to ensure the land schedule on the appraisal card and files on the 

computer are correct. Methods used for this are the lot table, acreage table or square foot method. 

All land will fall into one of these methods. These tables will be reviewed as needed for any 

adjustment based on sales analysis. Land is valued as if vacant and available for the highest and 

best use. Similar land recently sold or offered for sale is analyzed and comparisons made for such 

factors as size, time, location, and physical characteristics. The Sales Comparison Approach to 

value is primarily used to value vacant real property within the district. Vacant land is valued 

according to common units of comparison. Parker CAD develops per lot site land valuation tables 

for the platted town area. Land tables based on per acre value are utilized for rural platted and 

unplotted areas within the district. Land sale prices are also expressed on the same unit comparison 

basis and stratified (sorted) according to location and probable use. Sorting criteria ensure that land 

values will reflect market data for parcels with similar or competitive uses in the same market area. 

A computerized land table file stores the land information required to consistently value individual 

parcels within the market area. 

 

 

B. Residential  

“Residential Property”, as defined by the International Association of Assessing Officers (IAAO), 

is “Real property that might be vacant land or an improved parcel of land devoted to or available 

for residential use”. Residential properties could be improved or unimproved (vacant). 

Residential properties are physically inspected on an annual basis. Changes that have occurred 

and observed condition are noted by the field appraiser and entered into account records. Pictures 

of the exterior of the residence are taken of new homes and to existing homes whenever a change 

in physical appearance has occurred. The appraiser is responsible for verifying and collecting 

accurate and reliable property data. By reasoned use of developed models, an appraiser can 

finalize a preliminary property value while in the field. Parker CAD uses cost schedules to value 

residential parcels in the district. These cost schedules (models) are hybrid models called 

“Market-Adjusted Cost Hybrid” computer assisted mass appraisal models. These hybrid models 
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are the most predominately used by appraisal districts in the state. Residential structures are 

classified according to quality of construction, style and design, appeal, and the presence of 

certain features. Property specific features are additives to the main class such as 

attached/detached garages, covers, storage bldgs., etc. Age and condition of structures are 

adjusted for from depreciation tables. These depreciation tables adjust for not only physical 

deterioration, but also for market reactions to obsolescence. Review of residential cost schedules 

(models) is performed biennially, and a decision is made as to whether the value level within a 

class of residential properties needs to be changed for the current appraisal year, or if the values 

are at acceptable existing level. 

To appraise residential properties, appraisers measure the square footage and then draw 

out the structure to be put in the computer system. Appraising homes in residential areas 

include class of the house, year built, effective age, and features data. All these 

components are gathered by the appraiser in order to determine the value of the property. 

Upon completion of this, data entry clerks will enter all information gathered into the 

computer system. 

In any determination of value, data is sought in the local market on such factors as sales 

and offerings of similar properties and tracts of vacant land; current costs of reproduction 

of the improvements; rentals of similarly improved properties; and the current rate of 

return on investments and comparable properties. From this data, a value can be 

developed for both the land and the property as a whole. For the latter, several methods 

may be used: the cost approach, the income approach, and the market (sales) data 

approach. 

 

C. Commercial  

Commercial property has a business or institutional purpose and may have an owner-

occupied property or may be an investment property which generates income for the owner. 

All three appraisal approaches are considered when valuing commercial property. 

Information from a variety of sources is obtained and detailed analysis is undertaken. 

Maintaining current cost tables and accurately estimating depreciation are critical functions of 

cost approach.  

 

The fee simple interest of commercial real property is appraised as required by state statute. 

The effect of easements, restrictions, encumbrances, leases, contracts or special assessments 

are considered on an individual basis, as is the appraisement of any non-exempt taxable 

fractional interests in real property (i.e. certain multi-family housing projects). Fractional 

interests or partial holdings of real property are appraised in fee simple for the whole property 

and divided based on their pro-rata interests. 

How appraisers of the Parker County Appraisal District shall inspect the exterior of 

each structure. Interior data shall be obtained through on-site inspection or personal 

interviews when possible. Construction features, characteristics, appendages, 

accessory buildings or irregularities for each property shall be recorded on field 
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worksheets or portable computers. Grade classification shall be distinctly considered, 

and state appraisal classification guidelines followed for each commercial building. 

Periodic inspections of work of all appraisal personnel shall be made by the 

commercial department manager in the grading (or classifying) of structures to insure 

correct, uniform, and consistent grade classification use. A perimeter sketch of each 

commercial building will be drawn on the field worksheet or in portable computer 

and all necessary dimensions and identification symbols shall be placed on this 

sketch. Appendages such as covered porches, parking garages, etc. shall be carefully 

shown with dimensions and labeled accordingly. All other pertinent appraisal 

information will be gathered and recorded. 

D. Multifamily   

Properties such as multifamily are properties containing two or more residential units under 

single ownership. The best example of multifamily properties are apartments and non-owner-

occupied duplexes. Multifamily properties are residential improvements containing two or 

more residential units under single ownership. Properties classified as multifamily generally 

include apartment complexes. If listed separately, apartments located above street‐level 

stores or offices are also included in the multifamily category. If not listed separately, the 

predominant use by value determines classification. 

Important Notes in Classifying Multifamily Residential Property 

• Do not confuse Multifamily properties with hotels and motels, even when their occupancy 

turnover rate is high. Hotels and motels are commercial real properties and are never classified as 

Multifamily property. 

• Do not classify owner‐occupied duplexes, triplexes and fourplexes as multifamily property. They 

are classified as residential property. Non‐owner-occupied duplexes, triplexes, and fourplexes 

should be classified as Multifamily property. 

• Do not classify condominiums or townhomes as a Multifamily property. They are classified as 

residential property. 

• If the property is owned by a developer or builder, has never been occupied and meets the other 

tests for Real property, it should be classified as such. 

 

E. Business Personal Property 

Business Personal property includes land and improvements associated with businesses 

that sell goods or services to the general public. Some examples of commercial businesses 

are wholesale and retail stores, shopping centers, office buildings, restaurants, hotels and 

motels, gas stations, parking garages and lots, auto dealers, repair shops, finance companies, 

insurance companies, savings and loan associations, banks, credit unions, clinics, nursing 

homes, hospitals, marinas, bowling alleys, golf courses and mobile home parks. Warehouses 

present a unique classification challenge because of the difficulty some appraisers have 

experienced in distinguishing between commercial real property and industrial real property. 
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Warehouses that receive goods form more than one manufacturer or distributor to sell 

wholesale or retail should be classified as commercial real property. The personal property 

should be classified as commercial personal property. 

Examples of warehouses that should be classified as commercial real property, include: 

• A warehouse that buys finished clothing from several manufacturers and sells it to wholesale or 

retail outlets. 

• A warehouse that operates primarily as a retail outlet. 

• Warehouses that receive good from only one manufacturer to hold for distribution or that provide 

storage as part of a manufacturing process should be classified as industrial real property. 

Industrial warehouses are normally owned by the manufacturer and are usually on or near the site 

of the manufacturing plant. 

Examples of warehouses that should be classified as industrial real property include: 

•  A warehouse that stores various kinds of cloth, materials and supplies used by a manufacturing 

plant to manufacture clothing. The warehouse containing these items ensures the efficient 

operations of the manufacturing business by providing an uninterrupted supply of vital resources. 

• A warehouse that only functions to receive the finished clothing from a manufacturing plant as it 

is manufactured, and then distributes it to wholesale or retail outlets. This warehouse enables the 

factory to maintain a regular and efficient production schedule by producing clothing even when 

there is no immediate buyer. 

It cannot be overemphasized that personal property associated with either industrial real or 

commercial real properties should not be categorized as either commercial real or industry 

real, but should instead be categorized as either commercial personal or industrial personal 

property. 

 

 

F. Minerals and Industrial (Pritchard and Abbott)  

Working and royalty interests of producing oil and gas wells are appraised annually.  The 

most recent production data available from the Texas Railroad Commission is downloaded into 

appraisal software that estimates economically recoverable reserves.  Those reserves are then 

valued based upon State mandated pricing using the previous year’s average of oil or gas values.  

A discount is applied over the anticipated life of the well in order to consider the value of money 

over time to recover those reserves.  Each producing gas well is valued as a unit and that total 

value is divided according to the various owners of the lease listed in division orders.  Parker 

County Appraisal District contracts with Pritchard & Abbott, Inc. for these services. 

Minerals include the non‐exempt value of oil and gas, other minerals and certain interests in 

subsurface land. Mines, quarries, limestone, sand, caliche, gravel and other substances that are 

part of the land are not minerals, but are classified in Minerals, as subsurface interests in land. In 

addition, equipment used to produce products is considered Minerals and should be reported in 

the applicable sub‐category. 
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Tax Code Section 11.146 states: 

-  “A person is entitled to an exemption from taxation of a mineral interest the 

person owns if the interest has a taxable value of less than $500.” 

- “The exemption provided by Subsection (a) applies to each separate taxing unit 

in which a person owns a mineral interest and, for the purposes of Subsection 

(a), all mineral interests in each taxing unit are aggregated to determine 

value.” 

The value of the Minerals category includes producing minerals and non‐producing minerals 

unless they are exempt based on Tax Code Section 11.146. 

Utility companies and pipelines are appraised annually using a unit value developed using all three 

approaches to value.  For example, a utility company’s total value in the State is estimated using cost, 

market, and income approaches to value and then the entire value is allocated using the components of 

that utility company that have situs in the various tax units of PCAD.  Components include such things as 

miles of transmission lines, miles of distribution lines, substations and the like for an electric utility.  

These services are also contracted to Pritchard & Abbott, Inc. 

Subcategories of utilities are: 

•  Water Systems 

•  Gas Distribution Systems 

•  Electric Companies and Electric Co‐ops 

• Telephone Companies and Telephone Co‐ops 

• Railroads 

• Pipelines 

• Cable Companies 

As a result of restructuring of the electric generation industry in Texas and the separation of 

businesses 

owning generation facilities from businesses owning electric transmission and distribution 

utilities, most 

electric generation plants and equipment should be classified in Categories F2 and L2. 

Transmission and 

distribution facilities and equipment will continue to be categorized as Utility. Generation 

facilities and electric utility 

companies serving Texas but outside the Electric Reliability Council of Texas operating area 

should be 

classified as Utilities. 

Property owned by a utility company but not an operation component of the company is 

not classified as Utilities. The use of the property determines the classification. 
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Residential Builders Inventory Procedures 

HB 2445 (70th Texas Legislature) created this unique class of residential real property 

inventory. The law states that certain real property may be valued for tax purposes as inventory. 

The value of this inventory is defined by property Tax Code Sec. 23.12 as "the price for which 

it would sell as a unit to a purchaser who would continue the business." 

To qualify: 

There must be two or more platted lots or tracts, (and improvements, if any), meeting the 

following criteria: 

1. under the same ownership: . 

2. contiguous to one another or at least located in the same subdivision for development. 

3. held for resale by developers or builders in their ordinary course of business; are subject to 

zoning or enforceable deed restrictions limiting them to residential use only. 

4. has never been occupied for residential purposes. 

5. and they are not currently leased or producing income. 

Procedure to qualify: 

File application indicating each lot in your inventory as of January 1 each year between 

January I and April 15. Failure to file will result in removal of special value for that year. 
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Sales Information Review Procedures  

 

Economic trends, as well as national, regional and local trends affect the property 

appraised in Parker County. An awareness of social, economic, governmental and 

environmental conditions is essential in understanding, analyzing and identifying local 

trends that affect the real estate market. Market analysis is performed throughout the year. 

Both general and specific data is collected and analyzed. Examples of sources of general data 

include "Trends" published by The Real Estate Center at Texas A&M University, "Valuation 

Insights & Perspectives" published by the Appraisal Institute, as well as financing 

information from local lending institutions. Information on zoning, demographics, labor 

statistics and transportation are also obtained. Sales information of property is received from 

various sources. These sources include local real estate appraisers, agents and brokers. In 

addition to these sources, from deed transactions, the district mails a sales survey to the 

purchasers in an effort to obtain additional sales information that may not be otherwise 

discovered. 

 

A. Collection and sources 

Data collection is accomplished by appraisers performing property field checks on 

the permits in their driving report and making observations of the surrounding 

properties while in the field. At a minimum, every account’s field sheet should 

include the Appraiser Name, the Date the inspection was done, and all data fields are 

verified and documented to January 1st status. It is important to correctly identify and 

record all essential information for the property on the appraisal card or directly into 

the CAMA System. Examples of sources of general data include "Trends" published 

by The Real Estate Center at Texas A&M University, "Valuation Insights & 

Perspectives" published by the Appraisal Institute, as well as financing information 

from local lending institutions. Information on zoning, demographics, labor statistics 

and transportation are also obtained. Sales information of property is received from 

various sources. These sources include local real estate appraisers, agents and 

brokers. In addition to these sources, from deed transactions, the district mails a sales 

survey to the purchasers in an effort to obtain additional sales information that may 

not be otherwise discovered. 

 

 

Parker County value schedules or tables include land, residential improved, commercial 

improved and personal property. Data sources currently used by Parker County include cost 

information from Marshall and Swift Valuation Service, cost data obtained from local 

contractors and renditions provided by the property owners. Marshall and Swift Valuation 

Service is a nationally based cost manual that is generally accepted throughout the nation by 

the real estate appraisal industry. This cost manual is based on cost per unit or square foot 
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and also uses the unit in place method. The unit in place method involves the estimated cost 

by using actual building components. This national based cost information service provides 

the base price of buildings by classification with modifications for equipment and additional 

items. The district's schedule is then modified for time and location. 

Local contractors and builders are another source of cost data utilized by Parker County. 

Local contractors provide cost data on new structures that is compared to cost information 

obtained from Marshall and Swift.  

Renditions are confidential sources and cannot be used for specific information; however, 

data from renditions may be compared with data obtained from cost manuals and used to test 

schedules for their accuracy. 

Although Parker County schedules are formulated primarily from sales information, cost 

information is a valuable comparative tool or primarily used when sales information is not 

available. Currently, single family residential dwellings are classified for quality of 

construction. The range of quality is low, fair, average, good, very good and excellent. 

Commercial and light industrial classifications are more detailed and are based on a variety 

of building styles and uses. The classification schedules with values for each quality and/or 

type and size within each quality are modified biennially for residential and commercial 

properties. The number of quality classes and schedules are continually monitored in an effort 

to refine and reduce the number of residential classes to conform to accepted appraisal practices. 

The quality classes are without exception low, fair, average, good, very good and excellent. 

The age of buildings is based on effective age and is used to estimate depreciation or as mentioned 

above, percent good or functional adjustments. Effective age is the age the property appears due 

to maintenance and upkeep. Effective age for a house that is properly maintained may be its actual 

or chronological age; however, if a structure suffers from deferred maintenance due to neglect, 

its effective age may be older than the actual age. In contrast, if a house is an older structure and 

has been remodeled or updated, its effective age may be less than its actual age. Effective age is 

not directly used to value property but is a very beneficial tool in the valuation process and should 

be understood by all appraisal related staff. 

Depreciation is also estimated by condition of improvements. Condition ranges from poor, fair, 

average, good and very good. Appraisers in the field typically inspect structures from the exterior 

perspective. The interior condition is assumed, unless otherwise known, to be similar to the 

exterior. However, if the taxpayer requests an interior inspection this will be made by 

appointment. Additional depreciation may be estimated for a variety of reasons including 

functional obsolescence resulting from, for example, an inferior floor plan or out of date 

construction methods. Economic obsolescence results from a loss of value to a property due to 

adverse influences from outside the physical boundaries of the property. Examples of economic 

obsolescence may be proximity to commercial or industrial property or heavy traffic patterns. 

These are noted by "functional" or "economic" percent adjustments. 

B. Review and Verification  
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 In order for comparable sales data to be considered reliable it must contain a sales date, 

sales price, financing information, tract size, and details of the improvements. Commercial 

sales are often confirmed from the buyer and/or seller involved, including brokers. 

Confirmation of sales from local real estate appraisers is also considered reliable. 

 Sales information includes vacant land, subdivision lots, improved residential dwellings, 

commercial properties as well as industrial properties. Sales data is compiled, and the improved 

properties are physically inspected and photographed. These sales are compared to the existing 

data on the appraisal cards and changes are made as indicated. These changes include age and 

condition as well as any improvements made to the property before the sale takes place. When 

sales data indicates a difference in the improvement's square footage, the buildings are 

measured again. These sales may indicate upward or downward trends in the market as well as 

changes in property uses. Multiple sales of the same property over a period of several years are 

usually reliable indicators of changes in the market over time. Individual sales are analyzed to 

meet the test of market value. Only arm's length transactions are considered.  

Examples of reasons sales may be deleted or not considered are: 

1. Properties acquired through foreclosures or auctions. 

2. Properties sold between relatives. 

3. The buyer or seller is under duress and may be compelled to sell or purchase. 

4. Financing may be non-typical or below or above prevailing market rates. 

5. Considerable improvements or remodeling have been completed since the date 

of the sale and the appraiser is unable to make judgements on the property's 

condition at the time of the transaction. 

6.  Sales may be unusually high or low when compared with typical sales located in 

the market area. Some sales may be due to relocation or through divorce 

proceedings. 

7. Conversations with parties involved indicate that they believe they paid above 

or below current market value due unusual circumstances. 

8.  Properties are purchased by individual investors or investment companies for 

immediate resale. 

9. The property is purchased through an estate sale. 

10. The sale involves personal property that is difficult to value. 

11. There are value-related data problems associated with the 

sale, i.e., incorrect land size or square footage of living 

area. 

12. Property use changes occur after the sale. 

13. Adjoining or contiguous property is purchased. 
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After the sales have been inspected and analyzed, a sales ratio is derived by dividing the 

appraised value of the property by its actual sales price. These ratios are used to estimate current 

values and are good indicators of any changes that may be taking place in the market. 

Statistical analyses and paired sales analyses are performed to update or modify schedules. The 

details of these analyses were discussed in the valuation section of this report. 

A majority of the data received from all sources are single-family residential sales. 

Historically there are no accessible commercial databases located within Parker County. Attempts 

to organize these services have met with little enthusiasm from local commercial brokers as well 

as independent appraisers. This information is considered confidential. Therefore, reliable 

commercial sales data as well as income and expense information are difficult to obtain and is not 

generally available. The State of Texas is known as a non-disclosure state. The buyer or seller is 

under no obligation to report sales prices on deed transactions. Deeds filed typically state the 

consideration as "ten dollars and other consideration" and when financing is secured for the 

purchase a loan amount is stated in the Warranty Deed with Vendors Lien. These are not reliable 

indicators of actual sale prices as amounts financed for example can vary greatly. 

 

PERFORMANCE TESTS 

Sales ratio studies are used to evaluate the district's mass appraisal performance. These studies not 

only provide a measure of performance, but also are an excellent means of improving mass 

appraisal performance. PCAD uses ratio studies not only to aid in the reappraisal of properties, but 

also to test the State Comptroller's Property Tax Assistance Division Property Value Study results. 

The ratio study usually begins in March of each year with the compilation of all sales that are 

grouped by type for each school district. Sales that fall outside the grouping of the majority of sale 

prices are termed outliers. Outliers are characterized as having low or high ratios. They can result 

from an erroneous or unrepresentative sale price, an error in the appraisal or a mismatch between 

the property sold and the property appraised. These properties are inspected in the field to 

determine any factor that affected the sale price. Should no reliable information be discovered or 

determined the sale is deemed unreliable and is not used. Appraisal cards indicating results of 

inspections are available for each individual sale to further aid the analysts in making decisions 

regarding outliers. The remaining sales are then correlated to indicate comparable neighborhoods 

within each school district. The sales from each comparable neighborhood are grouped (stratified) 

according to classification. The median ratio indicated by the sales is then compared to the desired 

ratio. The coefficient of dispersion is also studied to indicate how tight the ratios are in relation to 

the measures of central tendency. The median and coefficient of dispersion are good indicators of 

the types of changes to be made if any are necessary. The use of market modifiers is the 

predominant method of adjusting sales for location and time to indicate market values. Market 

modifiers are methods of adjusting property values to equal the market with little or no change to 

the respective schedule. 
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Quality Control Procedures 

 

Oversight is required to ensure that an appropriate number of appraisals, reappraisals, or 
physical inspections have been completed in a necessary time period. In such cases, clear rules 
and procedures are established and should be adhered to for accuracy and efficiency. 
 

To achieve market value and uniform appraisals, accurate information is essential. 
Whether it involves applying exemptions, gathering appraisal data, properly working deed 
information or mapping, accuracy is essential throughout the appraisal process. All employees 
strive to ensure all appraisal records and data are correct and accurate. 
 
DATA COLLECTION AND APPRAISAL FIELD WORK: 

Appraisers gather data in the field through the reappraisal process such as measuring new 
improvements, additions, changes or requested inspections. Once properties are worked and 
appraised, the data is submitted to a data entry clerk. Data entry clerks are encouraged to be 
watchful of any large value changes and make certain the appraiser and/or Appraisal Supervisors 
are in agreement with adjusted values.  
 

The Appraisal Supervisors check the fieldwork process to ensure that it is being worked 
timely and field sheets are submitted to the appraisal office on a regular basis. The Appraisal 
Supervisors also ensure that the field work for the year follows the areas and time schedules as 
set out in the district’s Written Plan for Periodic Reappraisal.  
 
UNIFORMITY OF APPRAISALS 
 

A. Residential 
Parker County Appraisal District utilizes a residential classification guide that is cost-based. The 
guide sets out classification descriptions and costs per square foot. The basis of the cost schedule 
is Marshall & Swift Valuation Service. The descriptions set out in the guide allow the appraiser 
to make judgement calls in a uniform manner. 
 

Ratio Studies of sold properties are performed and local modifiers are developed and applied 
to the universe of properties. Ratio studies are used for residential properties to determine level 
of appraisal for class and neighborhood location. Studies are performed each year to determine if 
properties or neighborhoods need adjustment. Model testing determines whether local appraisal 
models have been calibrated properly. More information can be found on this process in the 
district’s Appraisal Guide and in its Ratio Study Procedures. 
 

B. Commercial 
To ensure market value and uniformity of appraisal, Parker County Appraisal District gathers 
sales and income and expense data, especially for hotels/motels. The data is broken down on a 
spread sheet to show extensive data of how each property is appraised. Other commercial 
properties are classed according to commercial schedules set out in the district’s appraisal guide. 
The appraisal guide values commercial properties using the Marshall & Swift cost schedule 
which is then adjusted by applying local modifiers developed from sales in the district. This 
approach allows the commercial appraisals to be more consistent.    
 
 
APPRAISAL ROLL EVALUATION AND APPROVAL 
 
The chief appraiser evaluates appraisal rolls produced for the local jurisdictions to ensure 
compliance with state legal standards for completeness, accuracy, uniformity, and reliability. The 
basis for approval may include, but is not limited to, some or all the following oversight 
activities: 

• Evaluation or approval of the completeness and accuracy of appraisal roll data by random 

testing and verification  
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• Ratio studies 

• Procedural audits  

• Field data quality audits  

 
The evaluation process allows the chief appraiser to identify potential problems that can be 
corrected. Other activities such as valuation assistance, training, and development of procedural 
guidelines can provide opportunities for identifying and correcting problems. 
 
 
 
MAPPING AND DEED WORK 
 
Maintaining good maps and accurate deed work is essential to produce accurate appraisals and 
ownership of property. District staff works the deeds and codes the type of property as well as 
type of sale. While some deeds contain sales information, a larger percentage of deeds filed in 
the clerk’s office do not. All ownership transfers are followed up with a sales letter requesting 
sales information. This letter may be sent to the seller, the buyer, or both. When the letter is 
returned to the district office, staff enters the sales price information and source of the 
information. As an additional check for accuracy of data, all deeds are transferred to the deputy 
chief appraiser for inspection. The deputy chief appraiser checks the sales codes for correctness 
and updates sales information from the deeds or sales listed on the deed. Sales information may 
also be obtained from other sources, such as realtors, fee appraisers, etc. The deputy chief 
appraiser may do further research to gain knowledge unique to the property sold.  
 
District staff update the district’s mapping system to reflect ownership changes. Simple property 
ownership transfers automatically update within the computer system. Splits: (property 
ownership transfers that change shape or borders of the property) must be applied to the district’s 
mapping system within 180 days of the deed change. Generally, the district is assisted by the 
contracted mapping company for this process. 
 
ADDITIONAL AUDITS AND EVALUATIONS 
 
Procedural Audits: 
 
Procedural audits, also known as edits, constitute a review of operations intended to discover 
defective and inefficient practices. Procedural audits ensure that quality standards have been met. 
A few examples of areas that should be included in performance review are data collection 
procedures, valuation methods, and documentation for value overrides. 
 
Performance evaluation: 
 
Performance evaluations may have quality and quantity components. Quality thresholds as 
measured through ratio studies are more critical than quantities of appraisals. Ratio studies 
documented thoroughly and well-tested before application. The district details the use of data 
collection, confirmation, sale price adjustments, outliner trimming, and statistical calculations. 
Ratio studies are conducted for every class of property and for as many subclasses as can be 
supported by sales. When the available number of valid sales is insufficient to develop statistical 
samples or for property classes for which the selling price is not a valid indicator of true market 
value, the deputy chief appraiser may consider adding independent appraisals or supplemental 
sales. 
 
Research:  
 
The chief appraiser and district staff review and evaluate appraisal techniques and explore new 
technologies. 
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Additional Quality Controls: 
 
The district’s appraisal software has programs built in to help locate errors. The software also 
generates comparison reports such as value comparison reports, homestead cap loss reports, 
exemption reports, owner with multiple homestead reports, etc. 
 
Aerial Photography: 
 
Aerial photography is a valuable tool utilized by the district, especially for properties that have 
improvements behind locked gates. If a structure is added, changed, or demolished, the aerial 
may show the change and an appraisal card is created for more research or inspection.  
 
Queries:  
 
Data queries are completed to find errors in data entry and/or valuation.  
 
Data Entry Query List: 
 
Before notices: 
 
Queries for clerks to work: 
 
1. Partial complete with no “P” code- both improvements and building 
2. Production acres that don’t match legal acres 
3. No Geo# 
4. Nothing in Eff Age field 
5. Values with no PTD code 
6. PTD code with no value 
 
Queries for clerks to run and give to appraiser to work: 
 
1. History Comparison reports, by school district 
2. Name & date on all cards (re-appraisal years only) 
3. Homestead cap 
4. Modified codes- REC every year, ARB, S, COM & NEW on re-appraisal years) 
5. Re-run all P codes for re-check 
6. No location code 
7. % by condition field but not in developers 
 
Queries for Appraisal Support Supervisor to work: 
 
1. Year built same as current year (includes commercial) 
2. Building class LA no imp class- can this be done by each clerk or appraisers? 
 
Queries to give to Deputy Chief Appraiser to work: 
 
1. Constitutional exempt (X1) 
2. Run ABT code (misc. field) check abatement dates to see when they need to be removed 
 
Before certification (July) 
 
1. History Comparison report, by school district 
2. Check Entities before we certify 
 
 
 
 
After certification and new year is rolled: 
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1. Remove codes in Misc. field for the new year (ARF, FNP, AGD, NOT, PHO, etc.) 
2. Remove name & date (re-appraisal years only) 
 
After first of the year: 
 
1. Developers Inventory  
2. Modified codes (New, REC, ARB, S, COM, etc.) 
3. Volume to Volume Ag, for re-file for new owners 
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METHODS AND PROCEDURES FOR APPRAISAL FIELD WORK 

Overview 

The field appraisal staff is responsible for collecting and maintaining property characteristic data 

for classification, valuation, and other appraisal purposes. Accurate valuation of real and 

personal property requires a detailed physical description of land, buildings, and personal 

property characteristics. The appraisal supervisor oversees the administration, planning, and 

coordination of all data collection activities within the appraisal district’s boundaries and 

jurisdictions. This includes field inspections of real and personal property accounts and data 

entry into the Computer-Assisted Mass Appraisal (CAMA) system. 

Appraisers are assigned specific geographic areas for field inspections. Assignments remain 

consistent to enhance the appraisers' understanding of value-driving factors in each market area. 

Field Work Procedures 

Fieldwork primarily occurs between September and February. CAMA includes essential 

improvement data such as square footage, year built, quality of construction, and condition. A 

standardized property classification system ensures uniform procedures in listing real property. 

All new or existing structures must be accurately classified using the appropriate building 

schedules. Data collected in the field undergoes a secondary review in the office by data entry 

clerks for accuracy and uniformity. Appraisers follow internal training guidelines relevant to 

their assigned appraisal type (residential, commercial, or personal property) as detailed in the 

Appraisal Manual. 

New Homes 

For each new home, appraisers record details such as class, year built, effective age, and features 

on the property record card. Additional optional data may include completion percentage and 

condition factors. 

• Appraisers measure and sketch the structure, ensuring accuracy. 

• Any available house plans or flyers should be noted and scanned into the property record. 

• Proper Property Tax Division (PTD) codes are applied to improvements and land. 

• Land requiring subdivision is noted for data entry clerks to create new accounts. 

• Completed entries are reviewed by appraisers for accuracy and quality control. 

Improvements to Existing Structures 

Additions and standalone improvements (e.g., pools, barns, sheds, garages) must be measured 

and sketched on the property record card. Digital photos are taken and attached to the account. 

The year built must be updated to ensure accurate value calculation. 
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Existing structures are reviewed for classification and depreciation accuracy. If a structure has 

been remodeled, the effective year is adjusted accordingly. 

New Mobile Homes 

New mobile homes must be classified according to Texas Property Tax Code Sec. 25.08: 

• If a manufactured home is considered real property, it is listed with the land account. 

• If it remains personal property, it is listed separately. 

• Field data collection includes measurements, label/serial number, color, year, and make. 

• Appraisers verify ownership via the Texas Department of Housing and Community 

Affairs website. 

• Statement of Ownership and Location (SOL) is printed, scanned, and assigned to the 

correct account. 

Office Review 

Appraisers verify all collected data for correctness and consistency, including: 

• Improvements: Ensuring improvement codes, classifications, and sketches are accurate. 

Sales information, square footage, and asking prices are recorded and scanned into the 

system. 

• Land Values: Appraisers verify land schedules using lot tables, acreage tables, or square 

foot methods. Adjustments are made based on sales analysis as needed. 

• Adjustments: Tables for improvements are utilized to adjust values up or down based on 

appraiser judgment and market factors. 

• Total Market Value: Each property must be assessed at its correct market value. 

Inspection Procedures and Data Collection 

Appraisers conduct exterior inspections of properties. Interior data is obtained through interviews 

when possible. Characteristics, appendages, and accessory buildings are recorded on field 

worksheets or digital systems. 

• Grading: Appraisers follow state classification guidelines. Periodic supervisory 

inspections ensure uniform classification. 

• Geographic Assignments: Appraisers are assigned specific districts and conduct field 

inspections accordingly. 

• Passive vs. Active Inspection: Passive inspections involve visual assessments or aerial 

imagery, while active inspections include physical walk-throughs, measurements, and 

property interviews. 

Data Collection Procedures 
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To maintain appraisal accuracy, appraisers conduct field inspections and update property records 

with any corrections or additions. Geographic assignments are maintained for several years to 

improve market awareness. 

• Training: New appraisers receive structured training in data collection and classification 

systems. Experienced appraisers undergo retraining before major field projects. 

• Quality Assurance: Supervisors ensure compliance with listing procedures and provide 

ongoing training. 

• Data Entry: Clerks input all field data into the CAMA system, check measurements, and 

scan property sketches for accuracy. 

Residential Property Appraisal 

Residential properties are inspected biennially. The on-site inspection process documents 

property size, classification, year built, and condition. Subdivisions with frequent changes are 

inspected annually. 

• Sales Analysis: Every subdivision undergoes biennial statistical analysis to verify a ±3% 

range of appraised value based on sales data. 

• Land Valuation: Rural land is assessed through comparable sales. Lot values are 

determined by market sales or an allocated percentage method. 

Commercial & Industrial Property Appraisal 

Commercial and industrial properties are verified through biennial field inspections and permit 

reviews. 

• Highest and Best Use: Appraisers determine the economic unit characteristics for groups 

of associated accounts. 

• Valuation Methods: Cost, sales comparison, and income approaches are used, with 

values reconciled based on data credibility. 

• Income Approach: Used for high-value commercial properties (e.g., shopping centers, 

office buildings, hotels) based on net operating income. 

Business Personal Property Appraisal 

Business personal property is reappraised annually through surveys, phone calls, and on-site 

inspections. 

• Data Collection: Ownership verification, Standard Industrial Code (SIC) classification, 

and inventory assessment. 

• Valuation Approach: The cost approach is used, with SIC-based cost tables and 

depreciation schedules. 

• Owner Reports: Business owners submit annual rendition reports detailing tangible 

personal property assets. 
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Mineral Property Appraisal 

Working and royalty interests in producing oil and gas wells are appraised annually. 

• Production Data: Latest Texas Railroad Commission data is used to estimate 

economically recoverable reserves. 

• Valuation Approach: State-mandated pricing with discounted cash flow analysis. 

• Contracted Services: Parker County Appraisal District contracts with Pritchard & 

Abbott, Inc. for mineral appraisals. 

Utility and Pipeline Appraisal 

Utilities and pipelines are appraised annually using a unit valuation approach. 

• Valuation Methods: Cost, market, and income approaches determine statewide value, 

allocated to PCAD based on asset locations. 

• Contracted Services: Pritchard & Abbott, Inc. provides appraisal services for utilities 

and pipelines. 

This structured process ensures accurate, uniform, and transparent property appraisals across 

Parker County. 
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Value Review and Reconciliation 

The Residential Valuation appraisers are responsible for developing equal and uniform 

market values for improved and vacant residential property located within the boundaries of the 

Parker County Appraisal District’s jurisdiction. Residential appraisal assignments are kept 

delineated from commercial assignments based on state code guidelines, established by the State 

Property Tax Division. Generally, the residential staff handles Category A, D, E, O, C1 

(Residential Lots & Tracts), & M1 (Mobile Home Improvement Only). A description of these 

codes is available on the Comptroller of the State of Texas website. 

 

Data – A common set of data characteristics for each residential dwelling in Parker County is 

collected in the field and data entered to the CAMA software system. This property-specific data 

drives the PCAD modeled approaches to valuation. Residential appraisal also requires verified 

sales data, rental information, actual construction cost data, and property listings. Appraisers also 

review various real estate related publications to determine patterns and trends in the market 

data. 

A. Market Adjustments 

Analysis of market sales to achieve an acceptable sale ratio or level of appraisal is also the 

reconciliation of the market and cost approaches to valuation.   Market factors are developed 

from appraisal statistics provided from market analyses and ratio studies and are used to ensure 

that estimated values are consistent with the market and to reconcile cost indicators.  The 

district’s primary approach to the valuation of residential properties uses a hybrid cost-sales 

comparison approach.  This type of approach accounts for neighborhood market influences not 

particularly specified in a purely cost model. 

The following equation denotes the hybrid model used: 

MV = MA (RCN – D) + LV 

In the cost approach, the estimated market value (MV) of the property equals the land 

value (LV) plus the market adjustment factor (MA) applied to the replacement cost new of 

property improvements (RCN) less depreciation (D).  As the cost approach separately estimates 

both land and building contributory values and uses depreciated replacement costs, which reflect 

only the supply side of the market, it is expected that adjustments to the cost values may be 

needed to bring the level of appraisal to an acceptable standard as indicated by market sales.  

Thus, demand side economic factors and influences may be observed and considered.  These 

market, or location adjustments, may be abstracted and applied uniformly within neighborhoods 

to account for locational variances between market areas or across a jurisdiction.  Whereas, in 

accordance with the Market Approach, the estimated market value (MV) of the property equals 

the basic unit of property, under comparison, times the market price range per unit for sales of 

comparable property.   For residential property, the unit of comparison is typically the price per 

square foot of living area, or the price indicated for the improvement contribution.   This analysis 

for the hybrid model is based on both the cost and market approaches as a correlation of 
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indications of property valuation.   A significant unknown for these two indications of value is 

determined to be the rate of change for the improvement contribution to total property value.   

The measure of change for this property component can best be reflected and based in the 

annualized depreciation rate.   This cost related factor is most appropriately measured by sales of 

similar property.  The market approach, when improvements are abstracted from the sale price, 

indicates the depreciated value of the improvement component, in effect, measuring changes in 

depreciation, a cost factor.   The level of improvement contribution to the property is measured 

by abstraction of comparable market sales, which is the property sale price less land value.  The 

primary unknown for the cost approach is to accurately measure accrued depreciation affecting 

the amount of loss attributed to the improvements as age increases and condition changes.   This 

evaluation of cost results in the depreciated value of the improvement component based on age 

and condition.    The evaluation of this market and cost information is the basis of reconciliation 

and indication of property valuation under this hybrid model. 

 

When the appraiser reviews a neighborhood, the appraiser reviews and evaluates a ratio 

study that compares recent sales prices of properties, appropriately adjusted for the effects of 

time, within a delineated neighborhood, with the value of the properties’ based on the estimated 

depreciated replacement cost of improvements plus land value.  The calculated ratio derived 

from the sum of the sold properties’ estimated value divided by the sum of the time adjusted 

sales prices indicates the neighborhood level of appraisal based on sold properties.  This ratio is 

compared to the acceptable appraisal ratio, 96% to 100%, to determine the level of appraisal for 

each neighborhood.  If the level of appraisal for the neighborhood is outside the acceptable range 

of ratios, adjustments to the neighborhood are made.    

 

If reappraisal of the neighborhood is indicated, the appraiser analyzes available market 

sales, appropriately adjusted for the apparent effects of time, by market abstraction of property 

components.   This abstraction of property components allows the appraiser to focus on the rate 

of change for the improvement contribution to the property by providing a basis for calculating 

accrued depreciation attributed to the improvement component.   This impact on value is usually 

the most significant factor affecting property value and the most important unknown to 

determine by market analysis.   Abstraction of the improvement component from the adjusted 

sale price for a property indicates the effect of overall market suggested influences and factors on 

the price of improvements that were a part of this property, recently sold.   Comparing this 

indicated price or value allocation for the improvement with the estimated replacement cost new 

of the improvement indicates any loss in value due to accrued forms of physical, functional, or 

economic obsolescence.   This is a market driven measure of accrued depreciation and results in 

a true and relevant measure of improvement marketability, particularly when based on   multiple 

sales that indicate the trending of this rate of change over certain classes of improvements within 

certain neighborhoods.   Based on this market analysis, the appraiser estimates the annual rate of 

depreciation for given improvement descriptions considering age and observed condition.   Once 
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estimated, the appraiser recalculates the improvement value of all property within the sale 

sample to consider and review the effects on the neighborhood sale ratio.   After an acceptable 

level of appraisal is achieved within the sale sample, the entire neighborhood of property is 

recalculated utilizing the indicated depreciation rates taken from market sales.   This depreciation 

factor is the basis for trending all improvement values and when combined with any other site 

improvements and land value, brings the estimated property value through the cost approach 

closer to actual market prices as evidenced by recent sale prices available within a given 

neighborhood.   Therefore, based on analysis of recent sales located within a given 

neighborhood, estimated property values will reflect the market influences and conditions only 

for the specified neighborhood, thus producing more representative and supportable values.  The 

estimated property values calculated for each update neighborhood are based on market indicated 

factors applied uniformly to all properties within a neighborhood.  Finally, with all the market-

trend factors applied, a final ratio study is generated that compares recent sale prices with the 

proposed appraised values for these sold properties.  From this set of ratio studies, the appraiser 

judges the appraisal level and uniformity in both update and non-update neighborhoods and 

verifies appraised values against overall trends as exhibited by the local market, and finally, for 

the school district as a whole.   

 

Neighborhood, or market adjustment, factors are developed from appraisal statistics 

provided from ratio studies and are used to ensure that estimated values are consistent with the 

market.  The district’s primary approach to the valuation of residential properties is the market or 

sales comparison approach. 

 

Statistical analysis of present appraised value as compared with recent sales determines the 

appropriate market adjustment for a neighborhood.  Statistical programs developed by the PCAD 

Information Technology, and the Residential Department staffs are used to study market trends 

and to develop appropriate market adjustments. 

 

B. Neighborhoods 

Neighborhood analysis involves the examination of how physical, economic, governmental 

and social forces and other influences affect property values.  The effects of these forces are also 

used to identify, classify, and stratify comparable properties into smaller, manageable subsets of 

the universe of properties known as neighborhoods.  Residential valuation and neighborhood 

analysis is conducted on various market areas within each of the political entities known as 

Independent School Districts (ISD).   Analysis of comparable market sales forms the basis of 

estimating market activity and the level of supply and demand affecting market prices for any 

given market area, neighborhood or district.   Market sales indicate the effects of these market 

forces and are interpreted by the appraiser into an indication of market price ranges and 

indications of property component change considering a given time period relative to the date of 

appraisal. Although all three approaches to value are considered, residential sales can best be 
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interpreted and applied using two generally accepted appraisal techniques known as the cost and 

market or comparable sales approach.  For multiple family properties the Income Approach to 

value is also utilized to estimate an opinion of value for investment level residential property, in 

the absence of recent sales data.  

 

The first step in neighborhood analysis is the identification of a group of properties that share 

certain common traits.  A "neighborhood" for analysis purposes is defined as the largest 

geographic grouping of properties where the property’s physical, economic, governmental and 

social forces are generally similar and uniform.  Geographic stratification accommodates the 

local supply and demand factors that vary across a jurisdiction.  Once a neighborhood with 

similar characteristics has been identified, the next step is to define its boundaries.  This process 

is known as "delineation".  Some factors used in neighborhood delineation include location, sales 

price range, lot size, age of dwelling, quality of construction and condition of dwellings, square 

footage of living area, and story height.  Delineation can involve the physical drawing of 

neighborhood boundary lines on a map, but it can also involve statistical separation or 

stratification based on attribute analysis.  Part of neighborhood analysis is the consideration of 

discernible patterns of growth that influence a neighborhood’s individual market.  Few 

neighborhoods are fixed in character.  Each neighborhood may be characterized as being in a 

stage of growth, stability or decline.  The growth period is a time of development and 

construction.  As new neighborhoods in a community are developed, they compete with existing 

neighborhoods.  An added supply of new homes tends to induce population shift from older 

homes to newer homes.  In the period of stability, or equilibrium, the forces of supply and 

demand are about equal.  Generally, in the stage of equilibrium, older neighborhoods can be 

more desirable due to their stability of residential character and proximity to the workplace and 

other community facilities.  The period of decline reflects diminishing demand or desirability.  

During decline, general property use may change from residential to a mix of residential and 

commercial uses.  Declining neighborhoods may also experience renewal, reorganization, 

rebuilding, or restoration, which promotes increased demand and economic desirability. 

 

Neighborhood identification and delineation is the cornerstone of the residential valuation 

system at the district.  All the residential analysis work done in association with the residential 

valuation process is neighborhood specific.  Neighborhoods are field inspected and delineated 

based on observable aspects of homogeneity.  Neighborhood delineation is periodically reviewed 

to determine if further neighborhood delineation is warranted.  Whereas neighborhoods involve 

similar properties in the same location, a neighborhood group is simply defined as similar 

neighborhoods in similar locations.  Each residential neighborhood is assigned to a neighborhood 

group based on observable aspects of homogeneity between neighborhoods.  Neighborhood 

grouping is highly beneficial in cost-derived areas of limited or no sales or use in direct sales 

comparison analysis.  Neighborhood groups, or clustered neighborhoods, increase the available 

market data by linking comparable properties outside a given neighborhood.  Sales ratio analysis, 
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discussed below, is performed on a neighborhood basis, and in soft sale areas on a neighborhood 

group basis. 

C. Ratio Studies 

Ratio study statistics provide concise, formal measures of appraisal performance and often 

constitute the primary basis for reappraisal or equalization decisions. The ratio study itself is a 

study of the relationship between the appraisal value derived from schedules and models, and the 

market value. Indicators of market values may be either sales (sales ratio study) or independent 

appraisals (appraisal ratio study). The ratio study will tell you how well you have met the two 

major goals of reappraisal: 

 

• To appraise properties accurately. An accurate appraisal comes close to one hundred 

(100%) percent market value; and 

• To appraise properties uniformly. To run a complete ratio study, you must examine both 

accuracy and uniformity. Doing so requires you to learn two types of statistical tools: 

- One measures central tendency (accuracy). 

-One measures dispersion (uniformity). 

 

The property appraisers are responsible for conducting ratio studies and comparative 

analysis.  Ratio studies are conducted on property located within certain neighborhoods or 

districts by appraisal staff.   The sale ratio and comparative analysis of sale property to appraised 

property forms the basis for determining the level of appraisal and market influences and factors 

for the neighborhood.  This information is the basis for updating property valuation for the entire 

area of property to be evaluated.   Field appraisers, in many cases, may conduct field inspections 

to ensure the accuracy of the property descriptions at the time of sale for this study.   This 

inspection is to ensure that the ratios produced are accurate for the property sold and that 

appraised values utilized in the study are based on accurate property data characteristics 

observed at the time of sale.  Also, property inspections are performed to discover if property 

characteristics had changed as of the sale date or subsequent to the sale date.   Sale ratios should 

be based on the value of the property as of the date of sale not after a subsequent or substantial 

change was made to the property after the negotiation and agreement in price was concluded.  

Properly performed ratio studies are a good reflection of the level of appraisal for the district. 

 

Pilot studies will be used on new or revised mass appraisal models. The models will be 

tested on randomly selected market areas. Sales ratio studies will be used to test the models. 

Models not performing satisfactorily will be refined and retested. 

D. Appraisal Review Board Decisions  
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(23.01(e)) Notwithstanding any provision of this subchapter to the contrary, if the appraised 

value of property in a tax year is lowered under Subtitle F, the appraised value of the 

property as finally determined under that subtitle is considered to be the appraised value of 

the property for that tax year. In the next tax year in which the property is appraised, the 

chief appraiser may not increase the appraised value of the property unless the increase by 

the chief appraiser is reasonably supported by clear and convincing evidence when all of the 

reliable and probative evidence in the record is considered as a whole. If the appraised value 

is finally determined in a protest under Section 41.41(a)(2) or an appeal under Section 

42.26, the chief appraiser may satisfy the requirement to reasonably support by clear and 

convincing evidence an increase in the appraised value of the property in the next tax year in 

which the property is appraised by presenting evidence showing that the inequality in the 

appraisal of property has been corrected with regard to the properties that were considered 

in determining the value of the subject property. The burden of proof is on the chief 

appraiser to support an increase in the appraised value of property under the circumstances 

described by this subsection. 
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Cost Tables and Schedules 

Cost Schedules 

All residential parcels in the district are valued with a replacement cost estimated from identical 

cost schedules based on the improvement classification system using a comparative unit method.  

The district’s residential cost schedules are estimated from Marshall and Swift, a nationally 

recognized cost estimator service.  These cost estimates are compared with sales of new 

improvements and evaluated from year to year and indexed to reflect the local residential 

building and labor market.   Costs may also be indexed for neighborhood factors and influences 

that affect the total replacement cost of the improvements in a smaller market area based on 

evidence taken from a sample of market sales.  The cost schedules are reviewed regularly as a 

result of recent state legislation requiring that the appraisal district cost schedules be within a 

range of plus or minus 10% from nationally recognized cost schedules. 

A review of the residential cost schedule is performed biennially to coincide with reappraisal 

efforts.  As part of this review and evaluation process of the estimated replacement cost, newly 

constructed sold properties representing various levels of quality of construction in the district 

are considered.  The property data characteristics of these properties are verified, and 

photographs are taken of the samples.   PCAD replacement costs are compared against Marshall 

& Swift, a nationally recognized cost estimator, and the indicated replacement cost abstracted 

from these market sales of comparably improved structures.  The results of this comparison are 

analyzed using statistical measures, including stratification by quality and reviewing of estimated 

building costs plus land to sales prices.  As a result of this analysis, a new regional multiplier or 

economic index factor and indications of neighborhood economic factors are developed for use 

in the district’s cost process.  This new economic index is estimated and used to adjust the 

district’s cost schedule to be in compliance with local building costs as reflected by the local 

market.   

Income Models 

The income approach to value may be useful to those real properties that are typically viewed as 

“income producing” when sufficient income data is available and where comparable sales are not 

present. In the current residential market, the income approach is not generally used. 

Sales Information 

 A sales file for the storage of sale data at the time of sale is maintained for 

residential real property.  Residential improved and vacant sales are collected from a variety of 

sources, including district questionnaires sent to buyer and seller, field discovery, protest 

hearings, appraisers, informal appeals, various sale vendors, builders, and realtors.  A system of 

type, source, validity and verification codes has been established to define salient facts related to 

a property’s purchase or transfer and to help determine relevant market sale prices.   The effect 

of time as an influence on price was considered by paired comparison and applied in the ratio 
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study to the sales as indicated within each neighborhood area.    Neighborhood sales reports are 

generated as an analysis tool for the appraiser in the development and estimation of market price 

ranges and property component value estimates.   Abstraction and allocation of property 

components based on sales of similar property is an important analysis tool to interpret market 

sales under the cost and market approaches to value.  These analysis tools help determine and 

estimate the effects of change, regarding price, as indicated by sale prices for similar property 

within the current market. 

Monthly time adjustments are estimated based on comparative analysis using paired comparison 

of sold property.   Sales of the same property were considered and analyzed for any indication of 

price change attributed to a time change or influence.   Property characteristics, financing, and 

conditions of sale were compared for each property sold in the pairing of property to isolate only 

the time factor as an influence on price.   

 Section 23.013 of the Property Tax Code addresses the “Market Data Comparison Method Of 

Appraisal”. During the 2009 Legislative session, Section 23.013 subsection (b) was added to 

specify that sales used in the market data comparable method should occur within 24 months of 

the appraisal date, unless too few sales occurred to produce a representative sample for a certain 

type of property. Subsection (c) was added to require appraisal districts to appropriately adjust 

comparable sales for changes in the market value of the sales based on the sale date and 

subsection (d) includes a list of property characteristics to be considered in determining 

comparability between a sale and a subject property. These changes became effective on January 

1, 2010. 

Cost tables 

The district makes use of Marshall & Swift Cost Tables to update the district’s various 

residential building improvement types. Utilizing Marshall & Swift Cost Tables residential cost 

material, our property building improvement types are matched to the corresponding 

classifications of Marshall & Swift Cost Tables to get the base rate. After determining the correct 

Marshall & Swift Cost Tables class to use, the base rate can be determined for each square foot 

range.  After a base rate is arrived at for each square foot increment the base rate is listed in the 

corresponding square footage chart in the Residential Cost Tables. Every year a local cost 

modifier (LCM) is then developed that will be applied to the base rate of building improvements.  

The LCM accounts for the fluctuation in the cost of building materials, labor, and equipment 

from one area of the country to another.  A sales ratio study of a recently constructed building 

improvement type of known cost and the rates of the corresponding classifications from Marshall 

& Swift Cost Tables are done for each Building Improvement Type.  The results of these ratio 

studies are then used to derive an adjusted mean that will be used as the LCM. Adjustments to 

the base rate are then determined to reflect the quality and condition specifications in the districts 

residential manual to cover all costs needed to estimate the RCN.  Items affecting a building 

improvements quality, which could be both negative and positive, include such items as 

materials used, workmanship, architectural attractiveness, functional design and the like.  The 
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condition of the property determines which age depreciation chart is used for the property based 

on the property’s maintenance or neglect. 

To account for neighborhood specific factors that may affect value the district develops 

neighborhood specific adjustments for each neighborhood in Parker County.  This Neighborhood 

specific adjustment is referred to as the Neighborhood Code Adjustment in the Districts 

Residential Cost Tables (listed on pages 10-17 of the residential cost tables).  To develop a 

Neighborhood Code Adjustment a sales ratio analysis is performed using only the values of the 

properties in a specific neighborhood and sales that have occurred within that neighborhood to 

produce an adjustment factor that is applied to the properties only in the neighborhood it was 

developed for. Cost Tables are then verified for accuracy by applying their schedules to recently 

constructed improvements of known cost. If a property has any other improvements or features 

to or on the land, then these items will need to be listed and calculated separately.  

 

Residential Cost Table - Mobile Homes: 

The mobile home cost tables are developed using NADA average values for each quality 

classification. These values are interpolated into the appropriate square foot price. There are four 

quality classifications per the NADA Manufactured Housing Appraisal Guide.  

 

Residential Feature Improvement Cost Table Development: 

The district makes use of Marshall & Swift Cost Tables to update the district’s various 

residential feature improvement types. Utilizing Marshall & Swift Cost Tables residential cost 

material, our property feature improvement types are matched to the corresponding 

classifications of Marshall & Swift Cost Tables to get the base rate. After determining the correct 

Marshall & Swift Cost Tables classification to use, the base rate can be determined for each 

square foot range.  After a base rate is arrived at for each square foot increment the base rate is 

listed in the corresponding square footage chart in the Residential Cost Tables. The local cost 

modifier (LCM) developed for the building improvements can be applied to the base rate of the 

feature improvements.  The LCM accounts for the fluctuation in the cost of building materials, 

labor, and equipment from one area of the country to another.  Adjustments to the base rate are 

then determined to reflect the quality and condition specifications in the districts residential 

manual to cover all costs needed to estimate the RCN.  Items affecting a feature improvements 

quality, which could be both negative and positive, include such items as materials used, 

workmanship, architectural attractiveness, functional design and the like.  The condition of the 

property determines which age depreciation chart is used for the property based on the property’s 

maintenance or neglect. If a property has any other improvements or features to or on the land, 

then these items will need to be listed and calculated separately. 
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*All cost and land schedules for the following are available through our Gemini CAMA 

system per request: 

 

- BUILDING 

- DEPRECIATION 

- FEATURES 

- IMPROVEMENT CLASS 

- LAND ACRES 

- LAND 

- LAND LOT  

- LAND SQUARE FOOT 

- PRODUCTION 
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Evidence and Models  

 

This section contains visual examples of what Parker County Appraisal District uses for 

cost, sales, equity and daily duties to valuate property. 

Appraisal Card: 
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A. Sale Grid 

 



APPRAISAL MANUAL 2025-2026 

 
34 

 

B. Equity Grid  
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C. Gemini Automated Model 

There has been some discussion with various taxpayers / agents regarding the Gemini 

automated comparable valuation model and how it calculates and adjusts comparable sales. Let’s 

look at the background of the appraisal requirements, authority to use automated model, and how 

it works.  

 

1.Statutory Requirement outlined in Texas Property Tax Code  

 

 

Texas Property Tax Code - Section 23.01  

 (b) The market value of property shall be determined by the application of generally accepted 

appraisal methods and techniques. If the appraisal district determines the appraised value of a 

property using mass appraisal standards, the mass appraisal standards must comply with the 

Uniform Standards of Professional Appraisal Practice. The same or similar appraisal methods 

and techniques shall be used in appraising the same or similar kinds of property. However, 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 taken 

into account in determining the property’s market value.  

 
. Generally Accepted Appraisal Methods and Techniques authorized by the Appraisal 
Foundation   
 

 

 

 

 

 

IV. Sales Comparison Method – Comparable Sales Selection  

 

As with single property appraisal, Automated Valuation Models (AVMs) rely on arms-length 

sales primarily to adjust a model to local real estate trends. In market areas where properties have 

a high degree of homogeneity, the AVM will produce value estimates with a high degree of. 

Areas where the market is heterogeneous the error term of the AVM is usually higher and not as 

precise.  

The sales comparison model is a familiar format to appraisers and expressed as follows:  

MV=SPC +ADJC where:  

MV = Market Value; SPC = Sale Price of the comparable; ADJC = adjustment to the comparable 

±.  
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Example Automated Comparable Report  

 

 

An automated comparable sales selection method saves time and improves consistency in 

adjustments and results. The automated selection method provides a sophisticated methodology, 

with the simplicity of explanation that is common with single property comparison methods. 

Appraisers in the private sector have been entering comparable data into forms software since the 

mid-1980. The recent addition of the Uniform Appraisal Dataset (UAD) provides a method of 

standardizing comparable data for selection, thus improving results. The UAD will assist the 

appraiser in developing the AVM and adding value to their product by including an objective, 

impartial technique for selecting comparables. The automated comparables selection method 

saves time and builds efficiency into the appraisal process while providing accuracy and 

credibility not available in the manual comparables comparison approach.  
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3. How it works 

  

Gemini Example #1  

Let’s look at a “cookie cutter” (tract home subdivision) neighborhood where all the variables are 

very similar except for lot size. 

 
 

Note the adjustments are small…. The only adjustments are for lot size variations and 

metal fireplaces. Appears that all properties have metal fireplaces, while they are not coded as 

such. This was a 2014 tax year example of how this particular floor plan sold several times. If 

they were all this clear and concise it would be great, but they are not.  
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Gemini Example #2  

This is little more complicated and more likely what we run into.  

 

 
 

In this subdivision there are only two basic lot sizes, 1.00 acre and 1.50 acre tracts. It adjusts for 

those differences. One of the houses is not as large as the subject and required adjustment. 
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Let’s look closer at Comp #3 analysis details.  

 

 
 

Note that the square footage difference of 433 square feet was offset by other amenities 

that the Subject Property did not have or were smaller in the case of the metal building.  
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Now let’s compare to a “Fee Appraisal” and see how the adjustments are measured.  

Fee Appraisal Example #1  

 
 

 

 



APPRAISAL MANUAL 2025-2026 

 
41 

 

Now let’s look at our analysis of the very same property using the very same comps in Gemini.  

 
Note the major differences: site values and quality of construction adjustment reflected in 

Gemini whereas the fee appraisal appears to treat them all as equal. The end result is about a 5% 

higher value in Gemini vs. the fee appraisal.  
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Fee Appraisal Example #2 - Compared to Gemini Automated Appraisal Model of the same property.  

 

Note the major differences: land adjustments for all comps on Gemini and considerably larger 

adjustments on improvements on Gemini. Bottom line the value with Gemini is 15% less than fee 

analysis.  
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Fee Appraisal Example #3 - Compared to Gemini Automated Appraisal Model of the same property.  
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Fee Appraisal Example #3 - Compared to Gemini Automated Appraisal Model of the same 

property.  

Gemini treats comp #1 and #3 similar to the Fee Appraiser but adjusted comp #2 heavily which 

resulted in 11.5% lower value that the fee appraiser using the same comps.  
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GAM Conclusion  
The Gemini Automated Appraisal Model (GAM) is not a perfect sales analysis tool, but 

neither is the fee simple appraiser. Each method complies with the requirements of their 

professional organizations. Each method depends on the existing data available. The more 

similar the comps the better each method will do in arriving at a more correct market value. 

Likewise, when either is using comps that require large adjustments the margin of error will also 

increase.  

The Gemini Automated Appraisal Model (GAM) compares every detail of the improvements and 

makes + or = adjustments to compare to the subject. GAM will adjust for the different quality of 

construction based on classification / cost data of the house. The fee simple appraiser will look at 

the overall look at subject and comps and make lump sum adjustments for size, age, and 

condition. The fee appraiser occasionally adjusts for quality but is not seen on many appraisals 

because it is a subjective decision to be made. The fee appraiser will also make concessions for 

financing which GAM does not.  

The GAM provides a desktop analysis of the Subject Property and will provide a range of values 

much like the Fee Appraiser. The GAM analysis is not automatically trying to support a value 

and may be higher or lower than the fee analysis. A fee appraisal conducted by multiple 

appraisers on the same property will rarely reflect the same resulting computational appraised 

value. The GAM analysis is just another opinion of value used to compare sales of similar 

properties to the subject much like the fee appraiser analysis. The better the comps the more 

accurate each analysis of them will be. 

 


