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TAX CODE REQUIREMENT:

Passage of Senate Bill 1652 amended Section 6.05 of the Texas Property Tax Code
by adding Subsection (i) to read as follows:

(1)  To ensure adherence with generally accepted appraisal practices, the
board of directors of an appraisal district shall develop biennially a
written plan for the periodic reappraisal of all property within the
boundaries of the district according to the requirements of Section 25.18
and shall hold a public hearing to consider the proposed plan. Not later
than the 10™ day before the date of the hearing, the secretary of the board
shall deliver to the presiding officer of the governing body of each taxing
unit participating in the district a written notice of the date, time and place
of the hearing. Not later than September 15 of each even numbered year,
the board shall complete its hearings, make any amendments, and by
resolution finally approve the plan. Copies of the approved plan shall be
distributed to the presiding officer of the governing body of each taxing
unit participating in the district and to the Comptroller within 60 days of
the approval date.

Plan For Periodic Reappraisal Requirement:

Senate Bill 1652 amends Section 25.18, Subsections (a) and (b) to read as follows:
(a) Each appraisal office shall implement the Plan for Periodic Reappraisal of
property approved by the board of directors under Section 6.05(i).
(b) The plan shall provide for the following reappraisal activities for all real
and personal property in the district at least once every three years:

1. identifying properties to be appraised through physical inspection or
by other reliable means of identification, including deeds or other legal
documentation, aerial photographs, land based photographs, surveys,
maps and property sketches;

2. identifying and updating relevant characteristics of each property in

the appraisal records;

defining market areas in the district;

4. identifying property characteristics that affect property value in each
market area, including;:

the location and market area of property;

physical attributes of property, such as size, age, and condition;

legal and economic attributes; and

easements, covenants, leases, reservations, contracts,

declarations, special assessments, ordinances or legal

restrictions
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5. developing an appraisal model that reflects the relationship among the
property characteristics affecting value in each market area and deter-
mines the contribution of individual property characteristics;

6. applying the conclusions reflected in the model to the characteristics
of the properties being appraised; and

7. reviewing the appraisal results to determine value.

REVALUATION DECISION (REAPPRAISAL CYCLE):

The San Saba CAD, by policy adopted by the Board of Directors and the Chief
Appraiser, reappraises all property in the district every three years. Each property
within the District is physically inspected and/or statistically evaluated, a complete
appraisal of all properties in the district. Therefore, tax year 2017 is a reappraisal
year and tax year 2018 is a reappraisal year.

INTERNAL RATIO STUDIES:

Overall sales ratios are generated for each school district of the county. The
appraisers are responsible for reviewing sales information on properties that occur
in that area. Appraisers are required to make field visits of all properties that have
sold in the area to insure accuracy of appraisal records. The appraiser is then
required to enter sales into the computer to compare current sales prices with
current appraised values. Appraisers then analyze this data to determine if any
changes are needed to land tables or residential schedules. The appraisers findings
are then discussed with the chief appraiser of appraisal and a determination is made
as to if any changes will be made to the land tables or residential schedules for the
current appraisal year.

MARKET AND COST RECONCILIATION AND VALUATION

Neighborhood analysis of market sales to achieve an acceptable sale ration or level
of appraisal is also used to reconcile the market and cost approaches to value.
Median ratios are established for the neighborhood or market area and compared to
the acceptable appraisal ration of 100%+/- 5%. The District’s primary approach to
value for residential properties uses the cost approach based on Marshall & Swift
Cost Services Replacement Cost New estimates, less accrued depreciation.
Depreciation estimates are based on Marshall & Swift sales data and confirmed via
local market sales data and ratio studies. Market factors are developed from
appraisal statistics provided through market analyses and additional ratio studies.
These factors are used to compare estimated values derived using the cost method
(CAMA) to median pricing indicators achieved via ration studies of comparable
sales from within the neighborhood/market area. By using a combination of
market and cost approaches the appraiser is taking into consideration outside
market influences external factors not specifically addressed by the cost method,
i.e., location, physical attributes of the individual property (size, age, condition),
economic conditions, and legal attributes such as easements, reservations,



assessments, covenants and restrictions. The following equation denotes the
valuation model used:

MV = [(C x LA) + VAI x (1-D)] + SV x NADJ

Where: MV = Market Value
C = Cost per sq. ft. (Marshall & Swift Cost Services)
LA = Total sq. ft. of heated living area
VAI = Value of Addition Improvements (carpet, garage, patio, out
buildings, ad-on, etc.
1-D = % Good = (1-depreciation)
SV =Site Value
NADIJ = Neighborhood/market area adjustment

Typically, the neighborhood/market area adjustment (NADJ) is reflected as an
increase or decrease of depreciation factors. Estimated cost to replace is applied
uniformly to all properties in the neighborhood/market area based upon quality of
construction assigned to the individual improvement. Site value is applied
uniformly to all sites in the neighborhood/market area based on per square foot
estimates derived through data taken from comparable sales, taking into
consideration external influences effecting utility of the site.

The final estimate of value is compared to median sales prices on a per square foot
basis or similar properties of similar design and construction quality within the
neighborhood/market area, enabling the appraiser to compare the level of
uniformity in the updated value to the percent of uniformity derived from recent
sales.

PERFORMANCE ANALYSIS:

The equalized values from the previous tax year are analyzed with ratio studies of
the current market to determine the appraisal accuracy and appraisal uniformity
overall, and by market area, within property reporting categories. Ratio studies are
conducted in compliance with the current Standard on Ratio Studies of the
International Association of Assessing officers. Mean, median, and weighted
ratios are calculated for properties in reporting categories to measure the level of
appraisal accuracy. The median ratio is calculated in each reappraised category to
indicate the level of appraisal accuracy by property reporting category. In 2017,
the reappraisal year, this analysis is used to develop the starting point for
establishing the level and accuracy of appraisal performance. Likewise, in 2018,
the reappraisal year, this analysis is used to develop the starting point for
establishing the level and accuracy of appraisal performance. In 2017 and 2018,
any reporting category that may have been previously excluded from reappraisal,
due to lack of data, will be readdressed. If sufficient market data has been
discovered and verified, the category will be tested and analyzed to arrive at an
indication of uniformity or equity of existing appraisals.



ANALYSIS OF AVAILABLE RESOURCES:

Staffing and budget requirements for tax year 2017 are detailed in the 2017 budget,
as adopted by the Board of Directors of the San Saba County Appraisal District,
and is attached to this written biennial plan for reference. This reappraisal plan
may be adjusted as needed to reflect the available staffing in tax year 2017 and
anticipated staffing for tax year 2018. Budget restraints can impact the cycle of
real property re-inspection and personal property on-site review that can be
accomplished in the 2017-2018 time period.

The Board of Directors of the San Saba CAD has contracted with Pritchard &
Abbott, Inc. to provide the personnel and expertise towards the appraising of the
utility companies and taxpayer protest portions of the appraisal of the utility
companies that service San Saba County. Find attached the appraisal of industrial
utility and related personal property prepared by Pritchard & Abbott, Inc.

Existing appraisal practices, which are continued from year to year, are identified
and methods utilized to keep these practices current. Real property appraisal value
tables are tested against verified sales data to ensure they represent current market
data. Personal property values are evaluated and analyzed based on renditions,
annual Motor Vehicle Registration report, prior year documentation and
inspections. The Comptroller’s Guide is utilized to appraise new and/or
undocumented personal property and for verification purposes.

Information Systems (IS) support is detailed and system upgrades are scheduled.
Existing maps and data requirements are continually updated and kept current.

PLANNING AND ORGANIZATION:

A calendar of key events with critical completion dates is prepared for each area of
work. This calendar identifies key events for appraisal, clerical, customer service,
and information systems. A calendar is prepared for tax years 2017 and 2018.
Production standards for field activities are calculated and incorporated in the
planning and scheduling process.

The projected dates incorporated into the calendar may be adjusted within the
overall plan due to unforeseen changes in staffing, budgetary constraints, weather,
and/or reevaluation of the priorities of the projects within the plan.

Periodic and concurrent examination of production standards, goals, and progress
in the plan may very well require adjustments to the on-going plan or to the plan
for the succeeding year(s). The CAD and the Chief Appraiser, together with the
field staff provided by Pritchard and Abbott, Inc., will work together to identify



issues that may affect the successful completion of the on-going plan and to
resolve them.

MASS APPRAISAL SYSTEM;

Computer Assisted Mass Appraisal (CAMA) system revisions are completed by
the Information Systems Software Provider. System revisions and procedures are
performed by the Provider. San Saba County Appraisal District contracts with the
firm of Pritchard & Abbott, Inc. for these services.

Real Property Valuation

Revisions to cost models, income models and market models are specified, updated
and tested each tax year, as information is available.

Value schedules are tested with market data (sales) to insure that the appraisal
district is in compliance with Texas Property Tax Code, Section 23.011. Value
tables, as well as depreciation tables, are tested for accuracy and uniformity using
ratio study tools and compared with cost data from recognized industry leaders,
such as Marshall & Swift as necessary.

Land schedules are updated using current market data (sales) and then tested with

ratio study tools. Value schedules are developed and tested on a pilot basis with
ratio study tools.

Personal Property Valuation

Valuation procedures are reviewed and modified as needed and tested. The latest
edition of the Comptroller’s Guide and each years Motor Vehicle Registration
report is utilized in the appraisal of personal property in the district.

Noticing Process

Notice of Appraised Value forms are proved by the IS Provider. The Provider
reviews and edits for updates and changes required by legislative mandates. The
appraisal district publishes, in the local newspaper, information about the notices
and how to protest. The district also makes available the latest copy of the
Comptroller’s pamphlet Taxpayer’s Rights, Remedies and Responsibilities.



Hearing Process

Protest hearing scheduling for informal Appraisal Review Board hearings is
reviewed and updated as required. Standards of documentation are reviewed and
amended as required. The appraisal district hearing documentation is reviewed
and updated to reflect the current valuation process and requirements. Compliance
with House Bill 201 is insured.

DATA COLLECTION REQUIREMENTS;

Field and office procedures are reviewed and revised as required for data
collection. Projects for each tax year include new construction, demolition,
remodeling, re-inspection of problematic market areas, re-inspection of the
universe of properties on a specific cycle and office (or field) verification of sales
data and property characteristics.

New Construction/Demolition

New construction field and office review procedures are identified and revised as
required. Sources of building permits are confirmed. Municipal and county
offices provide notification of utility hookups, septic system instillation,
development permits, demolition orders and the use of aerial mapping.

Remodeling

Properties with extensive improvement remodeling are identified and field
inspections are scheduled to update property characteristic data. Official Public
Records provide indications of properties that may be undergoing enhancement
through Deeds of Trust, Mechanics Liens, etc.

Re-inspection of Problematic Market Areas

Real property market areas (neighborhoods), by property classification, are tested
for consistently low or high sales ratios and/or high coefficients of dispersion.
Market areas that fail any or all of these tests are determined to be problematic.
Field inspections are scheduled to verify and/or correct property characteristic data.
Additional sales data is researched and verified.



Re-inspection of the Universe of Properties

The International Association of Assessing Officers’ Standard on Mass Appraisal
of Real Property, specifies that the universe of properties should be re-inspected
on a cycle of three years. The re-inspection includes physically viewing the
property, photographing (if possible) and verifying the accuracy of the existing
data. The field appraiser has an appraisal card for each property to be inspected
and makes notes of changes, depreciation, remodeling, additions, etc. The annual
re-inspection requirements for tax years 2017 and 2018 are identified and
scheduled in the written reappraisal plan.

Verification of Sales Data and Property Characteristics

Sales information must be verified and property characteristic data
contemporaneous with the date of sale captured. The sales ratio analysis requires
that the sales record must accurately reflect the property appraised in order that
statistical analysis results will be valid and therefore be an accurate example of the
universe of properties to which any adjustments will be applied.

PILOT STUDY BY TAX YEAR:

New and/or revised mass appraisal models are tested each tax year. Ratio studies,
by market category, are conducted on proposed value each tax year. Proposed
values on each category are tested for accuracy and reliability. Actual test results
are compared with anticipated results and those models not performing
satisfactorily are refined and retested. The procedures used for model specification
and calibration are in compliance with USPAP, STANDARD RULE 6.

VALUATION BY TAX YEAR:

Using market analysis of comparable sales and locally tested cost data (if
available), valuation models (Value Per Square Foot Schedules) are specified and
calibrated in compliance with supplemental standards from the International
Association of Assessing Officers and the Uniform Standards of Professional
Appraisal Practice. The calculated values are tested for accuracy and uniformity
using ratio studies. Performance standards are those as established by the J440
Standard on Ratio Studies. Property values in all market categories are analyzed
and updated as necessary each reappraisal year.



THE MASS APPRAISAL REPORT:

Each tax year, the required Mass Appraisal Report is prepared and certified by the
Chief Appraiser at the conclusion of the appraisal phase of the ad valorem tax
calendar (on or about May 15™). The Mass Appraisal Report is completed in
compliance with STANDARD RULE 6-8 of the Uniform Standards of
Professional Appraisal Practice. The signed certification by the Chief Appraiser
is compliant with STANDARD RULE 6-9 OF USPAP. This written reappraisal
plan is attached to the report by reference.

VALUE DEFENSE;

Evidence to be used by the appraisal district to meet its burden of proof for market
value and equity in both informal and formal appraisal review board hearings is
specified and tested. Taxpayers have the option to present their concerns
informally to the chief appraiser, or by appointment with the Pritchard & Abbott
staff. Should an understanding not be reached informally, the taxpayer may
present their arguments to the Appraisal Review Board as formal appeal. The firm
of Pritchard & Abbott, Inc. defends the value of the industrial, utility and related
personal property located in the county before the ARB. The chief appraiser
and/or member of the staff have the burden of proof for the value of real and
personal property. Evidence for further consideration by the CAD or the ARB
should be presented by the taxpayer.






