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Appraisal Process – A systematic and orderly approach by 
which the problem of real estate valuation is defined; the 
work necessary to solve the problem is planned; and the 
data involved is acquired, classified, analyzed and 
interpreted into an estimate of value.

Approaches to Value – The traditional methods or 
techniques by which market data may be processed into an 
indication of value. The three approaches to value include 
the; Cost Approach, Income Approach, and the Market 
Approach.
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Cost Approach - Historical cost should be the cost of the property when first 
put into service.  Appraisers should inspect the balance sheet and subsidiary 
deprecation schedules of the centrally assessed company to ensure that the 
historical costs of all unitary property has been included.  This is the reason that 
historical cost is sometimes referred as book cost. When possible, seek 
historical costs that come from independently audited financials.  
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Income Approach – Is the value 
that may be described as any 
method that converts future 
anticipated income into present 
value. 
• Premised on the assumptions 

that investors buy and sell 
property based on the income it 
is expected to yield and that 
investors discount expected 
income at its attendant risk rate 
over its anticipated duration.

• For appraisal purposes, income 
is the anticipated net benefits a 
property will provide to its 
owners or users over time.
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Market Approach – Stock and 
Debt - The conceptual basis for the 
stock and debt indicator is that the total 
value of a firm’s assets is equal to the 
total value of its liabilities and 
stockholders’ equity. 
• Firms purchase assets using equity or 

debt financing. Purchases of assets 
from internal cash flows are usually 
considered a contribution from existing 
shareholders. 

• For firms that have publicly traded 
securities (stocks and bonds), market 
prices can be obtained for sales of 
fractional portions of these debt and 
equity securities. 

• Accordingly, the market prices can be 
applied to the total group of securities 
to obtain the market value of the firms’ 
assets. 
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Unit Market Value – The Whole Company
• $ 26,200,000 – Determined from 

the three Approaches to Value. 

Allocation to Missouri
• $ 26,200,000  x 97.31870% = $ 25,497,499
• The Allocation Percentage comes from 12 CSR 30-2.016. 
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State – Market Approach

State – Income Approach

State – Cost Approach

Local – Operating Property

Local – Construction Work in Progress

Local – Tangible Personal Property 8



Remove Locally Assessed Operating Property
• $25,497,499 - $3,925,914 = $21,571,585 

(Missouri Distributable Market Value)
Examples of Locally Assessed Property:

1. Buildings and Land associated with local property
2. Office furniture, equipment and fixtures
3. Motor Vehicles
4. Materials and supplies
5. Construction-work-in-progress (CWIP) 

Locally Assessed property is NOT used in the movement of services. 

Missouri Statutes define Locally Assessed Real Property and Tangible Personal 
Property of Railroad and Utility Companies. The statutory references are: RSMo
151.020.3, 153.032.2, 153.034.2, and 153.036.2, Revised Statutes of Missouri.
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Local – Operating Property

Local – Construction Work in Progress

Local – Tangible Personal Property

State – Market Approach

State – Income Approach

State – Cost Approach
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State – Market Approach

State – Income Approach

State – Cost Approach
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Slice the Missouri Distributable Market Value into Real Market Value and Personal Market Value

• Real Market Value; 
$21,571,585 x 59.77% = $12,893,336 

• $12,893,336 x 32% = $4,125,868 (Assessed 
Value Real)

• Personal Market Value; 
$21,571,585 x 40.23% = $8,678,249 

• $8,678,249 x 33.33% = $2,892,750 (Assessed 
Value Personal)

• $4,125,868 + $2,892,750 = $7,018,618 
(Total Missouri Assessed Value)
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County Assessed Value 
(Distributable Assessed Value for Missouri County)

• Total Missouri Assessed Value x County Mileage 
Percentage (County miles / State miles)

• $7,018,618 x 2.47768% = $173,899

Slice the Missouri Assessed Value per Mile and the Distributable Assessed Value for each Missouri County
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Unit Market Value
• $26,200,000

Allocation to Missouri
• $ 26,200,000  x 97.31870% = $ 25,497,499 

Remove Locally Assessed Operating Property
• $25,497,499 - $3,925,914 = $21,571,585 (Missouri Distributable Market Value)

Split the Missouri Distributable Market Value into Real Market Value and Personal Market Value

• Real Market Value; $21,571,585 x 59.77% = $12,893,336 
• $12,893,336 x 32% = $4,125,868 (Assessed Value Real)

• Personal Market Value; $21,571,585 x 40.23% = $8,678,249 
• $8,678,249 x 33.33% = $2,892,750 (Assessed Value Personal)

• $4,125,868 + $2,892,750 = $7,018,618 (Total Missouri Assessed Value)

County Apportionment (Missouri Assessed Value per Mile)
• Total Missouri Assessed Value / Total Missouri Miles
• $7,018,618 / 799.94 = $8,774 per mile

County Assessed Value (Distributable Assessed Value for Missouri County)
• Total Missouri Assessed Value x County Mileage Percentage (County miles / State miles)
• $7,018,618 x 2.47768% = $173,899 apportioned to county
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State Tax Commission - Original Assessment

For additional assistance contact:
• Stacey Cowan, Appraisal Specialist – 573-751-1708

• Peter Chari, Appraisal Specialist – 573-751-1729

• Jeffrey Smith, Manager – 573-526-6403
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