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INTRODUCTION

Scope of Resp onsibili ty

The Loving County Appraisal District has prepared and published this report to provide
our citizens and taxpayers with a better understanding of the district's responsibilities
and activities. This mass appraisal report was written in compliance with Standard Rule
6 of the Uniform Standards of Professional Appraisal Practice (USPAP) This report has
several parts describing information specific to particular property types.

The Loving CAD is a political subdivision of the State of Texas created effective January
1 1980 The provisions of the Texas Property Tax Code govern the legal, statutory and
administrative requirements of the appraisal district. A six (6) member board of
directors, appointed by the taxing units within the boundaries of Loving County,
constitutes the district's governing body. Wink-Loving ISD and Loving County by
resolution adopted September 10, 2007 have agreed to have the Loving County
Commissioners Court appoint all board of director members. The chief appratser,
appointed by the board of directors, is the chief administrator and chief executive officer
of the appraisal district.

The appraisal district is responsrble for local property tax appraisal and exemption
admrnistration for three (3) jurisdictions or taxing units in the county including Loving
County, Loving County Water lmprovement District #1 , and Wink-Loving lSD.
Appraisals established by the appraisal district allocate the year's tax burden on the
basis of each taxable property's January 1't market value. The appraisal district
determines eligibility for various types of property tax exemptions; including exemptions
for homeowners, the elderly, disabled veterans, and charitable and religious
organizations.

This mass appraisal was prepared under the provisions of the Texas Property Tax
Code. Taxing jurisdictions that participate in the district must use the appraisals as the
basis for imposition of property taxes. The State of Texas allocates state funds to school
districts based upon the district's appraisals, as tested and modified by the state
comptroller of public accounts.

The mass appraisal results are an estimate of the market value of each taxable property
within the district's boundaries. Where required by law, the district also estimates value
on basis other than market value.

All documentation is not contained in this report. Other documentation may be in the
form of property records, sales ratios and other statistical studies, appraisal manuals
and documentation, market studies, model building documentation, regulations, statutes
and other acceptable forms.
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General Assumptions and Limiting Conditions

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

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

. The property characteristic data upon which the appraisals are based is assumed
to be correct.

. Physical inspections of the property appraised were performed as resources and
time allowed.

. Validation of sales transactions occurred through questionnaires to buyer and
seller, telephone survey and field review and was considered reliable unless
otherwise noted.

o No responsibility is assumed for the legal description or for matters including
legal or title considerations. Title to any property is assumed to be good and
marketable. unless otherwise stated.

. All property is appraised as if free and clear of any and all liens or
encumbrances, unless otheruise stated. All taxes are assumed to be current.

o All property is appraised as though under responsible, adequately capitalized
ownership and competent property management.

o All plot and/or illustrative material contained with the appraisal records are
included only to assist in visualizing the property.

o lt is assumed that there is full compliance with all applicable federal, state and
locai environmental regulations and laws unless noncompliance is stated,
defined and considered in this mass appraisal report.

. lt is assumed that the utilization of the land and improvements of the properties
described are within the boundaries or property lines, and that there are no
encroachments or trespasses unless noted on the appraisal cards.

Loving County has only one (1)unincorporated town in the county. The county has not
experienced much residential growth for many years. The population of the county in
lhe 2025 Census was 52 As of 2009 there is potable water but no public sewer system.
There is a small convenience store and two small caf6s located in the county, but no
grocery or department store. Arm's length sales in the county are very limited; the few
residential sales have been estate sales or sales to family members or close friends.

Effective Date of Appraisal and Date of the Report

Attapprarsals are as of January 1,2026=fhe date olthis repod is May 5, 2026.

Definition of Value

Except as otheMise provided by the Texas Property Tax Code (hereafter "Tax Code"),
all taxable property is appraised at its "market value" as of January 1. Under the tax
code, "market value" means the price at which a properly would transfer for cash or its
equivalent under prevailing market conditions if:
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exposed for sale in the open market with a reasonable time for the seller to find a
purchaser;
both the seller and the buyer know of all the uses and purposes to which the
property is adapted and for which it is capable of being used and of the
enforceable restrictions on its use, and;
both the seller and buyer seek to maximize their gains and neither is in a position
to take advantage of the exigencies of the other.

The Texas Property Tax Code defines special appraisal provisions for the valuation of
residential homestead property (Sec 23.23), productivity (Sec 23.41), real and personal
property inventory (Sec 23.12), certain types of dealer inventory (Sec 23.121 ,23.124,
23.1241 and 23.127), oil and gas interests (Sec 23.175) and nominal (Sec 23.18) or
restricted use properties (Sec 23.83) The owner of real property inventory may elect to
have the inventory appraised at its market value as of September 1't of the year
proceeding the tax year to which the appraisal applies by filing an application with the
chief appraiser requesting that the inventory be appraised as of September 1"t.

Pro erties raised

The mass appraisal, appraised all taxable real and personal property known to the
district as of the date of this report. The description and identification of each property
appraised is included in the appraisal records submitted to the Loving County Appraisal
Review Board on April 28, 2025. lf any taxable property is discovered to have been left
off the roll it will be appraised and supplemented to the jurisdictions after certification.

Scope of Work Used to Develop the Appraisal

The Texas Property Tax Code, under Sec. 25.1 B, requires each appraisal district to
implement a plan to update appraised values for real property at least once every three
years. The district's current policy is to conduct a general reappraisal of all property
every year.

The district contracts with Pritchard & Abbott lnc to perform the appraisals of all
properties located within the county. The contracted firm is required to follow the
standards of the lnternational Assocration of Assessing Officers (IAAO) regarding its

appraisal practices and procedures, and subscribe to the standards promulgated by The
Appraisal Foundation, known as USPAP, to the extent they are applicable The Written
Mass Appraisal Report of Pritchard & Abbott, lnc. is an attachment to this repofi.

This mass appraisal, appraised all taxable real and income producing tangible personal
property within the boundaries of the Loving CAD, which encompasses all of Loving
County, Texas, covering approximately 664 square miles. This involves approximately
106,654 accounts. There are 103,653 mineral accounts, 2,818 real property, 20 mobile
home and 33 personal property accounts.

The Loving CAD has a networked property tax software program which stores the
district's data Data may be queried and manipulated by signing into the program via
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internet access. This is a hosted site which is kept and maintained in Ft. Worth by
Pritchard & Abbott lnc.

The chief appraiser, who is the chief executive officer of the appraisal district, manages
the district. The chief appraiser is responsible for the oversight of all operations of the
appraisal drstrict including the overall planning, organizing, staffing, coordinating and
controlling of district operations. ln addition, the chief appraiser directs and controls the
business support functions related to human resources, budget, finance, records
management, purchasing, facilities and postal services. The administrative assistants
are responsible for administrative support, data entry, ARB support, property records
maintenance, general office duties and taxpayer assistance. Pritchard and Abbott, lnc.,
under the supervision of the chief appraiser, reappraised all real and personal property.
The property types appraised included mineral, industrial, utilities and related personal
properties, land, agricultural, farm and ranch improvements, commercial, residential and
business personal property. The district's appraisers and any contract appraisers are
subject to the provisions of the Property Taxation Professional Certification Act and
must be duly registered with the Texas Department of Licensing and Regulation
(TDLR)

The quality of data used is extremely important in establishing accurate values of
taxable property. Quality of data is emphasized as the goal and responsibility of the
appraiser. Accuracy and validity in property descriptions and characteristics data is the
highest goal and is stressed throughout the appraisal process from year to year.
Appraisal opinion and validity relies on data accuracy as its foundation. The chief
appraiser rides with the field appraiser to randomly selected properties to verify the
procedures and practices being used by the appraiser.

The quality assure activity is for ensuring correct data as it is received from the field
appraiser. This includes verifying proper codes, balancing and vectoring sketches, and
ensuring proper data entry. Quality control, in the form of chief appratser review of
submitted inspection data and further review of the accuracy of the data when entered,
is necessary to ensure accuracy and uniformity of valuations. Various steps are taken
though out the appraisal process to attain this goal

The appraisal district staff consists of 3 employees with the following classifications
1- Official/Ad m inistrator
2- Adm in istrative/Appra isa I Support

Determination of Highest and Best Use for Real Property

The district's market value appraisals are performed pursuant to Article Vlll, Sec. 1.,
Texas Constitution, which provides that property must be taxed in proportion to its value
as determined by law, Sec. 23.01 ,fax Code implements this provision as follows:

S 23.01. Appraisals Generally
(a) Except as otherwise provided by this chapter, all taxable property is appraised at its

market value as of January 1.
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(b)

(c)

(d)

(e)

(0

The market value of property shall be determined by the application of generally
accepted appraisal methods and techniques. lf 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.

Notwithstanding Section 1.04(7)(C), in determining the market value of a residence
homestead, the chief appraiser may not exclude from consideration the value of
other residential property that is in the same neighborhood as the residence
homestead being appraised and would otherwise be considered in appraising the
resadence homestead because the other residential property

1) was sold at a foreclosure sale conducted in any of the three years
preceding the tax year in which the residence homestead is being
appraised and was comparable at the time of sale based on relevant
characteristics with other residence homesteads in the same
neighborhood, or

2) has a market value that has declined because of a declinrng economy.

The market value of a resldence homestead shall be determined solely on the basis
of the property's value as a residence homestead, regardless of whether the
residential use of the property by the owner is considered to be the highest and best
use of the property.

Notwithstanding any provision of this subchapter to the contrary, if the apprarsed
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. ln the nexl tax year in which the property is

appraised. the chief appraiser may not increase the appraised value of the propefty
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. lf the appraised value is flnally 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 the property has been corrected with regard to the properties that were
considered rn 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 the property
under the circumstances described by this subsection.

The selection of comparable properties and the application of appropriate
adjustments for the determination of an appraised value of property by any person
under Section 41.43(bX3) ot 42.26(a\(3) must be based on the application of
generally accepted appraisal methods and techniques. Adjustments must be based
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on recognrzed methods and techniques that are necessary to produce a credible
opinion.

(s) Notwithstanding any other provision of this section, property owners representing
themselves are entitled to offer an opinion of and present argument and evidence
related to the market and appraised value or the inequality of appraisal of the
owner's property.

(h) Appraisal methods and techniques included in the most recent versions of the
following are considered generally accepted appraisal methods and technrques for
the purpose of this title;

1) the Appraisal of Real Estate published by the Appraisal Institute;
2) the Dictionary of Real Estate Appraisal published by the Appraisal

lnstitute,
3) the Uniform Standards of Professional Appraisal Practice published

by The Appraisal Foundation, and
4) a publication that includes information related to mass appraisal.

Previous to the addition of 23 01(d) concerning residential homesteads there was no
specific statute defining highest and best use as it applies in appi'aisals conducted
under the Tax Code. However, Texas courts have acknowledged that highest and best
use is a factor that must be considered in determining market value. King v. Real 466
S.W.2d 1 TEX.Civ.App. 1971, Exxon Pipeline Co. v. Zwahr 2002WL 1027003 Tex.,
2002. ln an unpublished opinion, the Houston Court of Appeals approved the following
definition of highest and best use:

"Highest and best r/se" ls lhe reasonably probable and legal use of vacant land or an
improved propefty, which is physically posslb/e, appropriately suppofted, financially
feasible, and results in the highest value. The four criteria the highest and best use must
meet are legal permissibility, physical possibility, financial feasibility, and maximum
profitability Clear Creek Drainage Dist. of Galveston County v. Manison Not Reported
in S W 3d Tex.App.-Houston [14 Dist.], 1997.

With the exception of residential homesteads, this definition of highest and best use still
applies to appraisals conducted under the Tax Code.

Appraisal Performance fesfs and Pertormance Measures Attained

At least once every tvvo years the Texas Comptroller of Public Accounts conducts a
biennial study to determine the degree of uniformity of and the median level of
appraisals by the Loving CAD, as required by Tax Code Section 5.'10. The preliminary
findings, based on the district's appraisal roll are released to the district the following
January. The final results of this study are certified to the Education Commissioner of
the Texas Education Agency (TEA).
ln addition, the Texas Comptroller of Public Account conducts a biennial MAPS review.
This is a review of the governance of the district, taxpayer assistance provided, and the
operating and appraisal standards, procedures, and methodology used by the Loving
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CAD, to determine compliance with generally accepted standards, procedures, and
methodology, as required by Tax Code Section 5.'102 and Comptroller Rule 9.301.

Business Personal Property Valuation

Scope of Work

The district mails renditions to all known business personal property accounts and the
contracted appraiser goes out into the field to look at the businesses.

Sources of Data

Buslness Personal Property

Busrness personal property data has been collected by Loving CAD since the inception
of the district in the early 1980's. Each year personal property data is collected through
field inspections and renditions. The tax assessor, property owners and the public often
provide the district information regarding new personal property and other relevant facts
related to property valuation.

Vehic les

Vehicles used by contract pumpers and fence builders are picked up by renditions

Highest and Best Use AnaI is

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

Model Calibration

Cost Schedu/es

May 05 2026

The contracted residential real estate and related personal property appraiser is
responsible for developing fair and uniform market values for business personal
property located within the district. There are approximately 33 business personal
property accounts located in Loving County. The drstrict reappraises all business
personal property annually.
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The latest State Comptroller's personal property scheduie, as aojusteci, ts referenced
when analyzing data from property owner renditions and field reviews.

Business Personal Property

Loving CAD's primary approach to the valuation of business personal property is the
cost approach. The RCN (replacement cost new) is developed from property owner
repofied historical cost or from state developed valuation models. Loving CAD uses the
depreciation schedule provided by the State Comptroller's Office.

Veh icles

Value estimates for vehicles are based on NADA published book values and property
owner renditions.

How Estimates are Reviewed

Business Pe rso n a I P ro p erty

Property owner renditions, accounts with field or other data changes, accounts with
property hearings and new accounts are all considered.

Vehic les

Vehicles are rendered by hard copy and matched to existing accounts. Existing account
values are compared to current values for appropriate depreciation. New accounts are
created as needed and vehicles no longer in service are deleted. Vehicles are valued by
the appraiser using rendered values and published guides.

Certifi c ation Statement :

nIUay 05 2026

I Final Models: Depreciation Schedule and Trending Factors 
,

The appraiser inspects each property on an annual basis and lists all taxable property.
Market value is estimated from the current rendition submitted by owner. Value of each
property is compared to the most recent personal property manual furnished by the
comptroller's office or an outside vendor's valuation cost guide. The property owners
rendered estimate of market value may be used if the appraiser agrees with the value
estimate. Values are adjusted if the appraiser feels an adjustment is warranted.

I certify that, to the best of my knowledge and belief
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. The statements of fact contained in this report are true and correct.

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

. I have no (unless previously disclosed to Loving CAD) present or prospective
interest in the properties that are the subject of this report and no (unless
previously disclosed to Loving CAD) personal interest with respect to the parties
rnvolved

o I have performed no (unless previously disclosed to Loving CAD) services, as an
appraiser or rn any other capacity, regarding the property that is the subject of
this report within the three-year period immediately preceding acceptance of thrs
assig nment.

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

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

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

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

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

o The attached is a list of the individuals who provided significant mass appraisal
assistance in appraising the properties that are the subject of this report.

Alici McG hee RPe C

Chief Appraiser - Executive Director
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INDIVIDUALS PROVIDING SiGNIFiCANT
MASS APPRAISAL ASSISTANCE

NAIUE TITLE

Alicia l\4cGehee Chief Appraiser /
Executive Director

74724

Tyler Halfmann P&A RE Appraiser 72311

Thomas Stubbs P&A Mineral Appraiser

Shane Marsh P&A District Manager 70169

TDLR NO. TYPE ofASSISTANCE

Overall District Oversight

Residential, Land. Commercial
Real & Personal Property
Appraisals

lvlineral Appraisals

Mineral, lndustrial, Utilities &
Personal Property Appraisals
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MASS APPRA]ISAL OF MIUP PROPERTIES PER USPA? SIANDAROS (2024 EDITION}
EFFECINE JAIIUARY I, 2024
gRITCHARO & ABBOIT, INC.

POLICY STATEMENT OF PRITCHARD & ABBOTT, INC., ON THE
UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE

Pritchard & Abbon, tnc., (P&A), a privately held company engaged primarily, but not wholly, in the ad valorem
tax valuation industry endorses Uniform Standards of Professional Apprdisal Practice (USPAP) as lhe basis for
the production ofsound appraisals. Insofar as the statutory requirement to appraise g&!ps (or a "universe") of
real and personal propeny within an established period oftime using standardized procedures-and subjecting
the resulting appraisals to statistical measures-is the definition ofmass appraisal, P&A subscribes to USPAP
Standards 5 and 6 (Mass Appraisal, Development and Reporting) whenever applicable in the development and

defense oI values. When circumstances clearly dictate the use of single property appraisal procedures, P&A
adheres to the spirit and intent of the remaining USPAP Standards within all appropriate, practical, and./or

contractual limitations or specifi cations.

This "USPAP Report" provides general information about the rather comprehensive USPAP Scope of Work rule,
as well as the specific steps P&A takes in the actual appraisal of various property types per our contractual
obligations. This repon, 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 lor any particular properly 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 specificalty the cenification page at the end, is meant to accompany our appraisals
and supporting documentation provided to clients per Property Tax Code, Sec. 25.0l(c) at the completion ofeach
tax year. An appraisal season thus begins with an appraisal plan (approved by the CAD's Board of Directos) and
ends with appraisal reports. Providingthese reports isdefinitely part ofthe plan. Likewise, much ofthe verbiage
in this "USPAP report" is a reiteration ofthe Biennial Reappraisal Plan.

USPAP defines "appraisal" as the act or process ofdeveloping an opinion ofvalue or penaining to appraising and

related functions such as appraisal practice or appraisal services. Valuation services is defined as services
penaining 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 thatis independent, imparlial, and objective. USPAP Advisory Opinion
2l: USPA P Conpliance states that this expectatian (by clients and intended users cfappraisal reports) is the basis
that creates an ethical obligation to comply with USPAP, even ifnot legally required. Advisory opinions do not
establish new standards or interpret existing slandards, but instead are issued to illustrate the applicability of
appraisal standards in specific situations.

The majority of property types lhat P&A typically appraises for ad valorem tax purposes are categorized as

unique, complex, and/or "special purpose" propenies (mineral interesti industrial, utility, and related personal

property). These categories ofproperties do not normally provide sufficient market data ofreliable quality and/or
quantity to support the rigomus use ofall USPAP-prescribed mass appraisal development mandates (Standard

5: Mass Appraisal, Development), particularly with regards to some, but not all, of the model calibration and
statistical perfotmance testing confines. However, P&A does strive to employ all or most elem€nts of mass

appraisal techniques with regards to the dejinition and identifcation of property characterislics and model
s p ec il ca I ion and applicatiotr.

Per USPAP Advisory Opinion 32: Ad Valorem Property Tax Appraisal and lvlass Appraisal Assignments, in the
interests of equity, the scope of work in mass appraisal assignments for ad valorem ta,\ation can include
consideration of appraisal level (the overall proximity between appraised values and actual prices) and the
uniflormity of property values (equity within groups of like properties). The appraiser is responsible for
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