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EXECUTIVE SUMMARY
The Brewster County Appraisal District has prepared and published this
reappraisal plan to provide our Board of Directors, citizens and taxpayers with a better
understanding of the district's responsibilities and activities. This plan has several parts:
a general introduction and then, several sections describing the appraisal effort by the
appraisal district.
The Brewster County Appraisal District (CAD) is a political subdivision of the
State of Texas created January 1, 1980. The provisions of the Texas Property Tax
Code govern the legal, statutory, and administrative requirements of the appraisal
district. A Board of Directors, appointed by the taxing units within the boundaries of the
Brewster County appraisal district, constitutes the district's governing body. The chief
appraiser, appointed by the Board of Directors, is the chief administrator of the appraisal
district.
The appraisal district is responsible for local property tax appraisal and
exemption administration for eight jurisdictions or taxing units in the county. Each
taxing unit sets its own tax rate to generate revenue to pay for police and fire protection,
public schools, road and street maintenance, courts, water and sewer systems, and
other public services. Property appraisals by the appraisal district allocate the year's tax
burden on the basis of each taxable property's market value. The District also
determines eligibility for various types of property tax exemptions such as those for
homeowners, the elderly, disabled veterans, charitable or religious organizations and
agricultural productivity valuation.
In this executive summary, please find the legal requirement of a reappraisal plan
passed by the Texas Legislature in the 2005 regular session and our response to these
requirements immediately below the law in bold italics. Intricate details of how the plan
will be implemented are discussed in the body of this document.
TAX CODE REQUIREMENT
Section 6.05, Tax Code, is amended by adding Subsection (i) to read as follows:
(i)

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 10th 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
5

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
Subsections (a) and (b), Section 25.18, Tax Code, are amended 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;
The Brewster County Appraisal District receives listings of all deeds filed in
Brewster County through the County Clerk. Deeds are read and abstracted by the
clerical staff of the District. Information is recorded in the computer assisted mass
appraisal (CAMA) software including grantor, grantee, date of recording, volume, and
page in the county clerk's records. Property identification numbers are assigned to
each parcel of property that remain with the property for its life.
Business personal property is located by canvassing the county, street by street,
using data sources such as yellow pages and other business listing publications to
ensure that all property owners are located. All businesses are mailed a rendition about
January 1of each year on. Owners are required by state law to list all their business
personal property. Failure to render results in an immediate 10%penalty and a
possible 50% penalty is fraud is involved in a false rendition. Lists of commercial
vehicles are also purchased annually and these vehicles are tied to appropriate
business accounts.
Renditions are also required of utility companies, railroads, and pipelines. Utility
companies, and pipelines are valued by T.Y. Pickett, a professional appraisal company
headquartered in Addison.
Maps have been developed for years that show ownership lines for all real
estate. These maps are stored digitally using software provided by Harris Govern. The
District sends updates of property splits indicated by deeds and surveys to Harris
Govern and they make the changes on the maps. The maps are available to the public
through the website of the District.
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(2)

Identifying and updating relevant characteristics of each property
in the appraisal records;

For 2023, all of the parcels in the rural area of Terlingua CSO will be updated by
personal inspection. The appraisers drive to neighborhoods within the towns and rural
areas of Brewster County and gather data about each home, commercial business, or
vacant land tract. The appraisers drive from property to property noting the condition of
the property and observing and noting any changes to the property since the previous
year's inspection. Pictures are captured regularly. Those pictures are stored in the
CAMA software and assist the appraiser in making value decisions when he or she
returns to the office. Other data stored in the CAMA system includes an exterior sketch
of the improvement which allows the computer system to calculate square footage for
the various areas of the building, and components within the building such as
bathrooms, fireplaces, air conditioning, type of roof, type of exterior, etc. Marathon ISO
will be inspected in 2024 using the same process as noted above.
Business personal property is inspected by the appraisers as he or she looks at
commercial property. They look at the quality of inventory, how dense the stocking is,
and make general notes about equipment that they see. If their observation is different
than the rendition made by the taxpayer, additional information is gathered and a higher
value may be assigned than the rendered amount.
(3)

Defining market areas in the district;

Annually, the chief appraiser combines similar types of property into
"neighborhoods". These neighborhoods have improvements that are of similar
construction and type as well as similar years of construction. Market sales are
examined to confirm which areas are similar.
Land is also put into regions or neighborhoods with other parcels having similar
characteristics, school districts, and amenities. Using these neighborhoods, values are
applied to all parcels. The formulae take into consideration location, size, topography,
and other characteristics that the market recognizes as significant.
To the degree possible, each school district within the County is a neighborhood
for sales analysis purposes
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(4)

Identifying property characteristics that affect property value in

each market area, including:
(A)
(8)
(C)

(D)

The location and market area of the 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;

Each parcel of property has detailed information recorded in the CAMA system.
For land, the legal description, dimensions, size, available utilities, and special
characteristics are noted in a form that can be used and compared with other land
parcels.
Each improvement shows the sketch and dimensions, a picture of the
improvement, the class which indicated original construction quality, the year of
construction of each part of the improvement, the type of roof, the roof covering, the
exterior covering of the improvement, number of baths if available, fireplaces, air
conditioning type, and other attributes, as well as overall condition of the improvement.
(5)
Developing an appraisal model that reflects the relationship among
the property characteristics affecting value in each market area and determines
the contribution of individual property characteristics;
The CAMA system begins with the cost approach to value to estimate original
cost of each improvement. That cost is based on local modifiers to the Marshall-Swift
cost system, a nationally recognized cost estimation provider. By utilizing these cost
systems, properties are equalized as to their original costs. Components measured in
the cost include the size of the structure, number of bathroom fixtures, quality of kitchen
appliances and number of built-in appliances, type of roof structure, roof covering,
exterior covering, special features such as fireplaces, pools, cabinetry and other special
amenities. The market sales are then studied for improvement contributions in each
neighborhood and adjustments to cost are applied to each neighborhood in the form of
all types of depreciation. Finally, each structure is rated as to its current condition.
Ratings range from poor to excellent. Sales are also categorized using the same
condition rating system so that sales comparisons will be made to properties of like
construction and condition.
Utilities, railroads and pipelines are individually appraised using the three
approaches to value. The appraisal is a "unit appraisal" that looks at the entire
company to be appraised, values it based on original cost less depreciation, net income
to the company, and comparable sales if they exist. Then the value for each jurisdiction
is set based on the amount of equipment, lines, or customers, within that jurisdiction.
(6)

Applying the conclusions reflected in the model to the
characteristics of the properties being appraised; and
8

By utilizing sales data for each neighborhood, the appraiser measures accrued
depreciation of structures by condition rating. Similar properties with similar condition
are assigned values per square foot based on the linear regression formulae for that
neighborhood. By utilizing the age, quality, condition, construction components, and
other variables, the model is developed and applied to all parcels within the
neighborhood.
For commercial property and apartments, factors are applied to cost figures to
align values with current sales data. Models are developed and the CAMA system
applies all the factors and assigns value to each parcel.

(7)

Reviewing the appraisal results to determine value.

After completing the process of assigning values to all parcels within a
neighborhood using the computer assisted mass appraisal programs, printouts are run
to make comparisons of values per square foot and comparison of those appraised
values per square foot with current sales data from the neighborhood. A sales ratio is
run to determine if the values that have been assigned are within required ratios of law
(95%-105%).
Commercial property and apartments are compared by category or type of
business. Adjustments are made in mass by the appraiser utilizing the CAMA system.
All similar improvements are compared to verify reasonableness of value and equality.
Industrial and utility properties are appraised by T.Y. Pickett

REVALUATION DECISION (REAPPRAISAL CYCLE)
The Brewster County Appraisal District, by policy, reviews all property in the district
every year. Inspections are done at least once every three years. Terlingua ISO will be
inspected and reappraised in 2023. Marathon ISO and San Vicente ISO will be
appraised in 2024
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Brewster County Appraisal District
Reappraisal

Plan Details

INTRODUCTION
Scope of Responsibility
Except as otherwise provided by the Property Tax Code, all taxable property is
appraised at its "market value" as of January 1st. Under the tax code, "market value"
means the price at which a property would transfer for cash or its equivalent under
prevailing market conditions if:
•

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 Property Tax Code defines special appraisal provisions for the valuation of
residential homestead property (Sec. 23.23), productivity (Sec. 23.41), real property
inventory (Sec. 23.12), dealer inventory (Sec. 23.121, 23.124, 23.1241 and 23.127),
nominal (Sec. 23.18) or restricted use properties (Sec. 23.83) and allocation of
interstate property (Sec. 23.03). The owner of real property inventory may elect to have
the inventory appraised at its market value as of September 1st of the year preceding
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 1st.
The Texas Property Tax Code, under Sec. 25.18, requires each appraisal office
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 taxable
property every year. Appraised values are reviewed annually and are subject to
change. Business personal properties, minerals and utility properties are appraised
every year.
The appraised value of real estate is calculated using specific information about
each property. Using computer-assisted mass appraisal programs, and recognized
appraisal methods and techniques, information is compared with the data for similar
properties, and with recent cost and market data. The district follows the standards of
10

the International Association of Assessing Officers (IAAO) regarding its appraisal
practices and procedures, and subscribes to the standards promulgated by the
Appraisal Foundation known as the Uniform Standards of Professional Appraisal
Practice (USPAP) to the extent they are applicable.

Personnel Resources
The Chief Appraiser is primarily responsible for overall planning, organizing,
coordinating, and controlling of district operations. The appraisers are responsible for
the valuation of all real and personal property accounts. The property types appraised
include commercial, residential, and business personal. The district's 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.
Support functions including records maintenance, information and assistance to
property owners, and the conducting of ARB hearings coordinated by office personnel.
The appraisal district staff consists of 6 employees with the following classifications:
•

1 - Official/Administrator (chief appraiser)

•

5 - Appraisers

•

1 - Clerical

Staff Education and Training
Appraisers that are performing appraisal work are registered with the Texas
Department of Licensing and Regulation (TDLR) are required to take appraisal courses
to achieve the status of Registered Professional Appraiser within five years of
employment as an appraiser. After they are awarded their license, they must receive
additional training of not less than 75 hours of continuing education every five years.
Failure to meet these minimum standards results in the termination of the employee.
Additionally, all appraisal personnel receive extensive training in data gathering
processes and statistical analyses of all types of property to ensure equality and
uniformity of appraisal of all types of property.
Data
The district is responsible for establishing and maintaining approximately 20000
real and personal property accounts covering Brewster County. Data collected includes
property characteristics, ownership, and exemption information. Property characteristic
data on new construction is updated through an annual field effort; existing property
data is maintained through a field review. Sales are routinely validated during a
11

separate field effort and as part of the new construction and field inspections. General
trends in employment, interest rates, new construction trends, cost, and market data are
acquired through various sources, including internally generated questionnaires to
buyer and sellers, university research centers, market data centers and vendors.
The district has a geographic information system (GIS) that maintains cadastral
maps and aerial photography. The district's website makes a broad range of
information available for public access, including information on the appraisal process,
property characteristics data, certified values, protests and appeal procedures.
Downloadable files of related tax information and district forms, including exemption
applications and business personal property renditions are also available.

Information Systems
The chief appraiser manages and maintain the district's data processing,
software applications, Internet website, and geographical information system. HarrisTrue Automation provides software services for appraisal and collections applications.
Appraisal District Boundaries
The appraisal district's boundaries are the same as the county's boundaries.
Independent Performance Test
According to Chapter 5 of the Texas Property Tax Code and Section 403.302 of
the Texas Government Code, the State Comptroller's Property Tax Assistance Division
(PTAD) conducts property value study (PVS) of each Texas school district and each
appraisal district every other year. As part of this study, the code requires the
Comptroller to: use sales and recognized auditing and sampling techniques; review
each appraisal district's appraisal methods, standards and procedures to determine
whether the district used recognized standards and practices (MAP review); tests the
validity of school district taxable values in each appraisal district and presumes the
appraisal roll values are correct when values are valid; and, determines the level and
uniformity of property tax appraisal in each appraisal district. The methodology used in
the property value study includes stratified samples to improve sample
representativeness and techniques or procedures of measuring uniformity. This study
utilizes statistical analyses of sold properties (sale ratio studies) and appraisals of
unsold properties (appraisal ratio studies) as a basis for assessment ratio reporting. For
appraisal districts, the reported measures include median level of appraisal, coefficient
of dispersion (COD), the percentage of properties within 10% of the median, the
percentage of properties within 25% of the median, and price-related differential (PRO)
for properties overall and by state category.
The Brewster CAD develops the appraisal roll annually for property within the
independent school districts of Brewster County. The preliminary results of this study
12

are released February 1 in the year following the year of appraisement.

The final

results of this study are certified to the Education Commissioner of the Texas Education
Agency (TEA) the following July of each year. This outside (third party) ratio study
provides additional assistance to the CAD in determining areas of market activity or
changing market conditions.
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Appraisal Activities

INTRODUCTION
Appraisal Responsibilities
The field appraisers are responsible for collecting and maintaining property
characteristic data for classification, valuation, and other purposes. Accurate valuation
of real and personal property by any method requires a comprehensive physical
description of personal property, and land and building characteristics. This appraisal
activity is responsible for administering, planning and coordinating all activities involving
data collection and maintenance of all commercial, residential and personal property
types located within the boundaries of Brewster County and the jurisdictions of this
appraisal district. The data collection effort involves the field inspection of real and
personal property accounts, as well as data entry of all data collected into the existing
information system. The goal is to periodically inspect residential, commercial, and
personal properties in the district every other year. The appraisal opinion of value for
all property located in the district is reviewed and evaluated each year.
Appraisal Resources
•

Personnel

- Brewster CAD Staff

Data - The data used by field appraisers includes the existing property

•

characteristic information contained in Computer Assisted Mass Appraisal System
(CAMA) from the district's computer system. The data is printed on a property record
card, or personal property data sheets. Other data used includes maps, sales data, fire
and damage reports, building permits, photos and actual cost and market information.
Sources of information are gathered using buyers, sellers, realtors, and appraisers.
•

Appraisal Frequency and Method Summary
•

Residential property is physically examined every two
years with appraisers driving or walking in front of each home, noting condition of
the improvement and looking for changes that might have occurred to the
property since the last on-site check. Exterior pictures are taken of homes as
updates are needed. Every market area is statistically analyzed annually to
ensure that sales that have occurred in the subdivision during the past 12 months
are within a +/-3% range of appraised value. If the sales do not indicate that
range, adjustments are made to the subdivision using a process outlined in detail
in the Residential Appraisal section of this report.
Residential

Property-
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•

Commercial and industrial real estate is observed semi
annually to verify class and condition. Pictures are taken of the improvements as
updates are observed. Real estate accounts are analyzed against sales of
similar properties in Brewster County as well as similar communities in West
Texas that have similar economies. The income approach to value is also
utilized to appraise larger valued commercial properties that typically sell based
on net operating income.

•

Business Personal Property- Business personal property is observed annually
with appraisers actually going into businesses to develop quality and density
observations. A rendition is left or mailed to new businesses to complete.
Similar businesses to the subject are analyzed annually to determine consistency
of appraisal per square foot. Rendition laws provide additional information on
which to base values of all BPP accounts.

Commercial

Property-

Data Col/ectionNalidation
Data collection of real property involves maintaining data characteristics of the
property on CAMA (Computer Assisted Mass Appraisal) software. The information
contained in CAMA includes site characteristics, such as land size and topography, and
improvement data, such as square footage of living area and other areas of the
improvement, year built, quality of construction, and condition. Field appraisers are
required to use a property classification system that establishes uniform procedures for
the correct listing of real property. All properties are coded according to a classification
system. The approaches to value are structured and calibrated based on this coding
system and property description and characteristics. The field appraisers use property
classification references during their initial training and as a guide in the field inspection
of properties. Data collection for personal property involves maintaining information on
software designed to record and appraise business personal property. The type of
information contained in the BPP file includes personal property such as business
inventory, furniture and fixtures, machinery and equipment, with details such as cost
and location. The field appraisers conducting on-site inspections use a personal
property classification system during their initial training and as a guide to correctly list
all personal property that is taxable.
Sources of Data
The sources of data collection are through property inspection, new construction
field effort, data review/relist field effort, data mailer questionnaires, hearings, sales
validation field effort, commercial sales verification and field effort, newspapers and
publications, and property owner correspondence by mail or via the Internet. Area and
regional real estate brokers and managers are sources of market and property
information. Data surveys of property owners requesting market information and
property description information is also valuable data. Soil surveys and agricultural
15

surveys of farming and ranching property owners and industry professionals are helpful
for productivity value calibration. Data review of entire neighborhoods is generally a
good source for data collection. Appraisers walk or drive entire neighborhoods to
review the accuracy of our data and identify properties that have to be relisted. The
sales validation effort in real property pertains to the collection of market data for
properties that have sold. In residential, the sales validation effort involves on-site
inspection by field appraisers to verify the accuracy of the property characteristics and
confirmation of the sales price.
Property owners are one of the best sources for identifying incorrect data that
generates a field check. Frequently, the property owner provides reliable data to allow
correction of records without having to send an appraiser on-site. As the district has
increased the amount of information available on the Internet, property owners have the
opportunity to review information on their property and forward corrections via e-mail.
For the property owner without access to the Internet, letters are sometimes submitted
notifying the district of inaccurate data. Properties identified in this manner are added to
a work file and inspected at the earliest opportunity. 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 quality and validity relies on
data accuracy as its foundation.

Data Collection Procedures
The appraisers are assigned specific areas throughout the district to conduct field
inspections. Appraisers of real estate conduct field inspections and record information
using an I-pad device that holds all data dealing with the property and allows for the
entry of corrections and additions that the appraiser may find in his or her field
inspection.
The quality of the data used is extremely important in estimating market values of
taxable property. While work performance standards are established and upheld for the
various field activities, quality of data is emphasized as the goal and responsibility of the
appraiser. A quality assurance process exists through supervisory review of the work
being performed by the field appraiser. Quality assurance supervision is charged with
the responsibility of ensuring that appraisers follow listing procedures, identify training
issues and provide uniform training.
Data Maintenance
The appraiser begins an area update by downloading complete files of the area
that he/she plans to work. Once the files are printed on paper and the appraiser takes it
to the field for his inspection process.
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INDIVIDUAL VALUE REVIEW PROCEDURES
Field Review
The date of last inspection and the appraiser responsible are listed on the CAMA
record and property card automatically as the data from the iPad is uploaded. If a
property owner or jurisdiction disputes the district's records concerning this data during
a hearing, via a telephone call or other correspondence received, the record may be
corrected based on the evidence provided or an on-site inspection may be conducted.
Typically, a field inspection is requested to verify this information for the current year's
valuation or for the next year's valuation. Every year a field review of real property
located in certain areas or neighborhoods in the jurisdiction is done during the data
review/re-list field effort. A field review is performed on all personal property accounts,
with available situs, each year.
Office Review
Office reviews are completed on properties where update information has been
received from the owner of the property and is considered accurate and correct. Data
mailers frequently verify some property characteristics or current condition of the
property. When the property data is verified in this manner, and considered accurate
and correct, field inspections may not be required. The personal property rendition
forms are mailed in December or January of each year to assist in the annual review of
the property.
Performance Test
The chief appraiser is responsible for conducting ratio studies and comparative
analysis. Ratio studies are conducted on property located within certain areas or
districts. The sale ratio and comparative analysis of sale property to appraised value,
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.

17

Residential Valuation

Process

INTRODUCTION

Scope of Responsibility
The residential appraisers are responsible for estimating equal and uniform
market values for residential improved and vacant property. There are approximately
4,914 residential improved single and multiple family parcels and 2,217vacant
residential properties in Brewster County.
Appraisal Resources
•

Personnel- The residential properties are inspected on a three year cycle by
staff appraisers
Data - An individualized set of data characteristics for each residential dwelling
and multiple family units in this district are collected in the field and data entered
into the computer. The property characteristic data drives the application of
computer-assisted mass appraisal (CAMA) under the Cost, Market, and Income
Approaches to property valuation.

VALUATION APPROACH

Land Analysis
Residential land valuation analysis is conducted prior to neighborhood sales
analysis. The value of the land component to the property is estimated based on
available market sales for comparable and competing land under similar usage.
Because of limited sales data in many areas, the abstraction method or allocation
method may be used to value land. Specific land influences are considered, where
necessary, and depending on neighborhood and individual lot or tract characteristics, to
adjust parcels outside the neighborhood norm for such factors as access, view, shape,
size, and topography. The appraisers use abstraction and allocation methods to ensure
that estimated land values best reflect the contributory market value of the land to the
overall property value.
Area Analysis
Data on regional economic forces such as demographic patterns, regional
locational factors, employment and income patterns, general trends in real property
prices and rents, interest rate trends, availability of vacant land, and construction trends
and costs are collected from private vendors and public sources and provide the field
appraiser a current economic outlook on the real estate market. Information is gleaned
18

from real estate publications and sources of continuing education including IMO and
TDLR approved classes.

Neighborhood and Market Analysis
A neighborhood is a group of properties that share important characteristics. A
neighborhood is typically a distinct group of properties that is often identified by a
geographic (physical) boundary, or a group of properties that reacts in a similar manner
to market influences.
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. 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.
Cost and market approaches to estimate value are the basic techniques utilized to
interpret these sales.
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
19

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.
In Brewster County, the school districts are considered as neighborhoods for
analysis purposes.

Highest and Best Use Analysis
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, unless the property is
appraised under a JURISDICTIONAL EXCEPTION. The highest and best use must be
physically possible, legal, financially feasible, and productive to the maximum allowed
usage of the property. The highest and best use of residential property is normally its
current use. This is due in part to the fact that residential development, in many areas,
through use of deed restrictions and zoning, precludes other land uses. In areas of
mixed residential and commercial use, the appraiser reviews properties in these areas
on a periodic basis to determine the individual property that qualifies for an appraisal
under JURISDICTIONAL EXCEPTION.

VALUATION AND STATISTICAL ANALYSIS (Model Calibration)
Cost Schedules
All residential parcels in the district are valued with a replacement cost estimated
from 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.
A review of the residential cost schedule is performed at least every three years.
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.
Sales Information
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A sales file for the storage of "snapshot" sales data at the time of sale is
maintained for real property. Residential vacant land sales, along with commercial
improved and vacant land sales are maintained in a sales information system.
Residential improved and vacant sales are collected from a variety of sources,
including: district questionnaires sent to buyer and seller, field discovery, protest
hearings, fee appraisals, 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 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 analytical tools help determine and estimate the effects of change, with regard to
price, as indicated by sale prices for similar property within the current market.

Statistical Analysis
The residential valuation appraisers perform statistical analysis annually to
evaluate whether estimated values are equitable and consistent with the market. Ratio
studies are conducted on each of the residential valuation neighborhoods in the district
to judge the two primary aspects of mass appraisal accuracy--Ievel and uniformity of
value. Appraisal statistics of central tendency generated from sales ratios are evaluated
and analyzed for each neighborhood. The level of appraised values is determined by
the weighted mean ratio for sales of individual properties within a neighborhood, and a
comparison of neighborhood weighted means reflect the general level of appraised
value between comparable neighborhoods.
The appraiser, through the sales ratio analysis process, reviews every
neighborhood annually. The first phase involves neighborhood ratio studies that
compare the recent sales prices of neighborhood properties to the appraised values of
these sold properties. This set of ratio studies affords the appraiser an excellent means
of judging the present level of appraised value and uniformity of the sales. The
appraiser, based on the sales ratio statistics and designated parameters for valuation
update, makes a preliminary decision as to whether the value level in a neighborhood
needs to be updated or whether the level of market value in a neighborhood is at an
acceptable level.

Appraisers relate physical individual property changes gathered during the annual
property inspection to annual depreciation rates. Sales data are analyzed to estimate
annual depreciation of each sale and that data is used to develop typical annual
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depreciation for each property condition. The software multiplies the annual
depreciation times the age of the improvement to arrive at total depreciation. That
depreciation is from two sources of depreciation, physical and economic. Additional
functional depreciation may be added in a separate category based on taxpayer
interviews and the appeals process.

Market and Cost Reconciliation and Valuation
Neighborhood 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 pure cost model.
The following equation denotes the hybrid model used:
MV = LV + (RCN-AD)

In accordance with the cost approach, the estimated market value (MV) of the
property equals the land value (LV) plus the replacement cost new of property
improvements (RCN) less accrued depreciation (AD). 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. In accordance with the Market
Approach, the estimated market value 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 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 accrued 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, and in effect, measures
changes in accrued depreciation. The level of improvement contribution to the property
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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, 95% to 105%, 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
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 sales 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
23

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 updated 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.

Treatment of Residential Homesteads
Beginning in 1998, the State of Texas implemented a constitutional classification
scheme concerning the appraisal of residential property that receives a residence
homestead exemption. Under that law, beginning in the year after a property receives a
homestead exemption, increases in the assessed value of that property are capped or
limited to not more than 10% increase annually. The value for tax purposes (assessed
value) of a qualified residence homestead will be the LESSER of:
•

the market value; or

•

the preceding year's appraised value plus 10 percent for each year since the
property was re-appraised plus the value of any improvements added since the
last re-appraisal.

Assessed values of capped properties must be recomputed annually. If a
capped property sells, the cap automatically expires as of January 15t of the year
following sale of the property and the property is appraised at its market value. An
analogous provision applies to new homes. While a developer owns them, unoccupied
residences may be partially complete and appraised as part of an inventory. This
valuation is estimated using the district's land value and the percentage of completion
for the improvement contribution that usually is similar to the developer's construction
costs as a basis of completion on the valuation date. However, in the year following
changes in completion or sale, they are appraised at market value.
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INDIVIDUAL VALUE REVIEW PROCEDURES
Field Review
The appraiser identifies individual properties in need of field review through sales
ratio analysis. Sold properties are field reviewed on a monthly and periodic basis to
check for accuracy of data characteristics.
Office Review
When field review is completed, the appraiser conducts a routine valuation
review of all properties as outlined in the discussion of ratio studies and market
analysis. Valuation reports comparing previous values against proposed and final
values are generated for all residential improved and vacant properties. The
percentage of value differences are noted for each property within a delineated
neighborhood allowing the appraiser to identify, research and resolve value anomalies
before final appraised values are released. Previous values resulting from a hearing
protest are individually reviewed to determine if the value remains appropriate for the
current year.
When the appraiser is satisfied with the level and uniformity of value for each
neighborhood within his area of responsibility, the estimates of value go to noticing.

PERFORMANCE TESTS
Sales Ratio Studies
The primary analytical tool used by the appraisers to measure and improve
performance is the ratio study. The district ensures that the appraised values that it
produces meet the standards of accuracy in several ways. Overall sales ratios are
generated for each neighborhood to allow the appraiser to review general market trends
within their area of responsibility, and provide an indication of market appreciation over
a specified period of time.
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Commercial

and Industrial

Property Valuation

Process

INTRODUCTION
Scope of Responsibility
This mass appraisal assignment includes all of the commercially described real
property which falls within the responsibility of the Brewster County Appraisal District
and located within the boundaries of this taxing jurisdiction. Appraisers appraise the fee
simple interest of properties according to statute and court decisions. However, the
affect 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 programmatically based on their prorated
interests.
Appraisal Resources
Personnel

- The improved real property appraisal responsibilities are

categorized according to major property types of multi-family or apartment, office,
retail, warehouse and special use (i.e. hotels, hospitals and, nursing homes).
The following appraisers are responsible for estimating the market value of
commercial and industrial property:
Staff and T.Y. Pickett
Data - The data used by the commercial appraisers includes verified sales of

vacant land and improved properties and the pertinent data obtained from each
(sales price levels, capitalization rates, income multipliers, equity dividend rates,
marketing period, etc.). Other data used by the appraisers includes actual
income and expense data (typically obtained through the hearings process),
actual contract rental data, leasing information (commissions, tenant finish,
length of terms, etc.), and actual construction cost data. In addition to the actual
data obtained from specific properties, market data publications are also
reviewed to provide additional support for market trends.
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PRELIMINARY ANALYSIS
Market Study
Market studies are utilized to test new or existing procedures or valuation
modifications in a limited sample of properties located in the district and are also
considered and become the basis of updating whenever substantial changes in
valuation are made. These studies target certain types of improved property to evaluate
current market prices for rents and for sales of commercial and industrial real property.
These comparable sale studies and ratio studies reveal whether the valuation system is
producing accurate and reliable value estimates or whether procedural and economic
modifications are required. The appraiser implements this methodology when
developing cost approach, market approach, and income approach models.
VALUATION APPROACH
Land Value
Commercial land is analyzed annually to compare appraised values with recent
sales of land in the market area. If appraised values differ from sales prices being paid,
adjustments are made to all land in that region. Generally, commercial property is
appraised on a price per square foot basis. Factors are placed on individual properties
based on corner influence, depth of site, shape of site, easements across site, and
other factors that may influence value. The land is valued as though vacant at the
highest and best use. If sales are not available, the abstraction or allocation method is
used to appraise land.
Area Analysis
Area data on regional economic forces such as demographic patterns, regional
location factors, employment and income patterns, general trends in real property prices
and rents, interest rate trends, availability of vacant land, and construction trends and
costs are collected from private vendors and public sources.
Neighborhood Analysis
The neighborhood and market areas are comprised of the land area and
commercially classed properties located within the boundaries of this appraisal
jurisdiction. These areas consist of a wide variety of property types including multiplefamily residential, commercial and industrial. Neighborhood and area analysis involves
the examination of how physical, economic, governmental and social forces and other
influences may affect property values within subgroups of property locations. The
effects of these forces are also used to identify, classify, and organize comparable
properties into smaller, manageable subsets of the universe of properties known as
neighborhoods. In the mass appraisal of commercial and industrial properties these
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subsets of a universe of properties are generally referred to as market areas,
neighborhoods, or economic areas.
Economic areas are defined by each of the improved property use types
(apartment, office, retail, warehouse and special use) based upon an analysis of similar
economic or market forces. These include but are not limited to similarities of rental
rates, classification of projects (known as building class by area commercial market
experts), date of construction, overall market activity or other pertinent influences.
Economic area identification and delineation by each major property use type is the
benchmark of the commercial valuation system

Highest and Best Use Analysis
The highest and best use is the most reasonable and probable use that
generates the highest net to land and present value of the real estate as of the date of
valuation, unless the property is appraised with a JURISDICTIONAL EXCEPTION. The
highest and best use of any given property must be physically possible, legally
permissible, financially feasible, and maximally productive. For improved properties,
highest and best use is evaluated as improved and as if the site were still vacant. This
perspective assists in determining if the existing improvements have a transitional use,
interim use, nonconforming use, multiple uses, speculative use, is excess land, or a
different optimum use if the site were vacant. For vacant tracts of land within this
jurisdiction, the highest and best use is considered speculative based on the
surrounding land uses. Improved properties reflect a wide variety of highest and best
uses which include, but are not limited to: office, retail, apartment, warehouse, light
industrial, special purpose, or interim uses. In many instances, the property's current
use is the same as its highest and best use. This analysis ensures that an accurate
estimate of market value (sometimes referred to as value in exchange) is derived.
On the other hand, value in use represents the value of a property to a specific
user for a specific purpose. This perspective for value may be significantly different
than market value, which approximates market price under the following assumptions:
(i) no coercion of undue influence over the buyer or seller in an attempt to force the
purchase or sale, (ii) well-informed buyers and sellers acting in their own best interests,
(iii) a reasonable time for the transaction to take place, and (iv) payment in cash or its
equivalent.
Market Analysis
A market analysis relates directly to examining market forces affecting supply
and demand. This study involves the relationships between social, economic,
environmental, governmental, and site conditions. Current market activity including
sales of commercial properties, new construction, new leases, lease rates, absorption
rates, vacancies, allowable expenses (inclusive of replacement reserves), expense ratio
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trends, capitalization rate studies are analyzed to determine market ranges in price,
operating costs and investment return expectations.

DATA COLLECTION I VALIDATION
Data Collection Manuals
Data collection and documentation for commercial/industrial property is
continually updated, providing a uniform system of itemizing the multitude of
components comprising improved properties.
Sources of Data
In terms of commercial sales data, Brewster CAD receives a copy of the deeds
recorded in Brewster County that convey commercially classed properties. These
deeds involving a change in commercial ownership are entered into the sales
information system and researched in an attempt to obtain the pertinent sale
information. Other sources of sale data include the protest hearings process and local,
regional and national real estate and financial publications.
For those properties involved in a transfer of commercial ownership, a sale file is
produced which begins the research and verification process. The initial step in sales
verification involves a computer-generated questionnaire, which is mailed to both
parties in the transaction (Grantor and Grantee). If a questionnaire is answered and
returned, the documented responses are recorded into the computerized sales
database system. Other sources contacted are the brokers involved in the sale,
property managers or commercial vendors. In other instances, sales verification is
obtained from local appraisers or others that may have the desired information. Finally,
closing statements are often provided during the hearings process. The actual closing
statement is the most reliable and preferred method of sales verification.
Valuation Analysis
Model calibration involves the process of periodically adjusting the mass
appraisal formulae, tables and schedules to reflect current local market conditions.
Once the models have undergone the specification process, adjustments can be made
to reflect new construction procedures, materials and/or costs, which can vary from year
to year. The basic structure of a mass appraisal model can be valid over an extended
period of time, with trending factors utilized for updating the data to the current market
conditions
Cost Schedules
The cost approach to value is applied to improved real property utilizing the
comparative unit method. This methodology involves the utilization of national cost data
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reporting services as well as actual cost information on local comparable properties
whenever possible. Cost models are typically developed based on the Marshall
Valuation Service which indicates estimated hard or direct costs of various improvement
types. Cost models include the derivation of replacement cost new (RCN) of all
improvements represented within the district. These include comparative base rates,
per unit adjustments and lump sum adjustments for variations in property description,
design, and types of improvement construction. This approach and analysis also
employ the sales comparison approach in the evaluation of soft or indirect costs of
construction. Evaluating market sales of newly developed improved property is an
important part of understanding total replacement cost of improvements. What total
costs may be involved in the development of the property, as well as any portion of cost
attributed to entrepreneurial profit can only be revealed by market analysis of pricing
acceptance levels. In addition, market related land valuation for the underlying land
value is important in understanding and analyzing improved sales for all development
costs and for the abstraction of improvement costs for construction and development.
Time and location modifiers are necessary to adjust cost data to reflect conditions in a
specific market and changes in costs over a period of time. Because a national cost
service is used as a basis for the cost models, location modifiers and estimates of soft
cost factors are necessary to adjust these base costs specifically for various types of
improvements located in Brewster County.
Accrued depreciation is the sum of all forms of loss affecting the contributory
value of the improvements.
It is the measured loss against replacement cost new
taken from all forms of physical deterioration, functional and economic obsolescence.
Accrued depreciation is estimated and developed based on losses typical for each
property type at that specific age. Depreciation estimates have been implemented for
what is typical of each major class of commercial property by economic life categories.
Estimates of accrued depreciation have been calculated for improvements with a range
of variable years expected life based on observed condition considering actual age.
These estimates are continually tested to ensure they are reflective of current market
conditions. The actual and effective ages of improvements are noted in CAMA.
Effective age estimates are based on the utility of the improvements relative to where
the improvement lies on the scale of its total economic life and its competitive position in
the marketplace. Effective age estimates are considered and reflected based on five
levels or rankings of observed condition, given actual age.
Additional forms of depreciation such as external and/or functional obsolescence
can be applied if observed. A depreciation calculation override can be used if the
condition or effective age of a property varies from the norm by appropriately noting the
physical condition and functional utility ratings on the property data characteristics.
These adjustments are typically applied to a specific condition adequacy or deficiency,
property type or location and can be developed via ratio studies or other market
analyses.
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The result of estimating accrued depreciation and deducting that from the
estimated replacement cost new of improvements indicates the estimated contributory
value of the improvements. Adding the estimated land value, as if vacant, to the
contributory value of the improvements indicates a property value by the cost approach.
Given relevant cost estimates and market related measures of accrued depreciation,
the indicated value of the property by the cost approach becomes a very reliable
valuation technique.

Income Models
The income approach to value is applied to those real properties which are
typically viewed by market participants as "income producing", and for which the income
methodology is considered a leading value indicator. The first step in the income
approach pertains to the estimation of market rent on a per unit basis. This is derived
primarily from actual rent data furnished by property owners and from local market
surveys conducted by the district and by information from area rent study reviews. This
per unit rental rate multiplied by the number of units results in the estimate of potential
gross rent.
A vacancy and collection loss allowance is the next item to consider in the
income approach. The projected vacancy and collection loss allowance is established
from actual data furnished by property owners and local market survey trends. This
allowance accounts for periodic fluctuations in occupancy, both above and below an
estimated stabilized level. This feature may also provide for a reasonable lease-up
period for multi-tenant properties, where applicable. The market derived stabilized
vacancy and collection loss allowance is subtracted from the potential gross rent
estimate to yield an indication of estimated annual effective gross rent to the property.
Next, a secondary income or service income is considered and, if applicable,
calculated as a percentage of stabilized effective gross rent. Secondary income
represents parking income, escalations, reimbursements, and other miscellaneous
income generated by the operations of real property. The secondary income estimate is
derived from actual data collected and available market information. The secondary
income estimate is then added to effective gross rent to arrive at an effective gross
income, when applicable.
Allowable expenses and expense ratio estimates are based on a study of the
local market, with the assumption of prudent management. An allowance for nonrecoverable expenses such as leasing costs and tenant improvements may be included
in the expenses. A non-recoverable expense represents costs that the owner pays to
lease rental space. Relevant expense ratios are developed for different types of
commercial property based on use and market experience. For instance, retail
properties are most frequently leased on a triple-net basis, whereby the tenant is
responsible for all operating expenses, such as ad valorem taxes, insurance, and
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common area and property maintenance. In comparison, a general office building is
most often leased on a base year expense stop. This lease type stipulates that the
owner is responsible for all expenses incurred during the first year of the lease. As a
result, expense ratios are implemented and estimated based on observed market
experience in operating various types of commercial property.
Another form of allowable expense is the replacement of short-lived items (such
as roof or floor coverings, air conditioning or major mechanical equipment or
appliances) requiring expenditures of lump sum costs. When these capital expenditures
are analyzed for consistency and adjusted, they may be applied on an annualized basis
as stabilized expenses. When performed according to local market practices by
commercial property type, these expenses when annualized are known as replacement
reserves. For some types of property, typical management does not reflect expensing
reserves and is dependent on local and industry practices.
Subtracting the allowable expenses (inclusive of non-recoverable expenses and
replacement reserves when applicable) from the annual effective gross income yields
an estimate of annual net operating income to the property.
Return rates and income multipliers are used to convert operating income
expectations into an estimate of market value for the property under the income
approach. These include income multipliers, overall capitalization rates, and discount
rates. Each of these multipliers or return rates are considered and used in specific
applications. Rates and multipliers may vary between property types, as well as by
location, quality, condition, design, age, and other factors. Therefore, application of the
various rates and multipliers must be based on a thorough analysis of the market for
individual income property types and uses. These procedures are supported and
documented based on analysis of market sales for these property types.
Capitalization analysis is used in the income approach models to form an
indication of value. This methodology involves the direct capitalization of net operating
income as an indication of market value for a specific property. Capitalization rates
applicable for direct capitalization method and yield rates for estimating terminal cap
rates for discounted cash flow analysis are derived from the market. Sales of improved
properties from which actual income and expense data are obtained provide a very
good indication of property return expectations a specific market participant is requiring
from an investment at a specific point in time. In addition, overall capitalization rates
can be derived and estimated from the built-up method (band-of-investment). This
method relates to satisfying estimated market return requirements of both the debt and
equity positions in a real estate investment. This information is obtained from available
sales of property, local lending sources, and from real estate and financial publications.
Rent loss concessions are estimated for specific properties with vacancy
problems. A rent loss concession accounts for the impact of lost rental income while
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the building is moving toward stabilized occupancy.

The rent loss is calculated by

multiplying the rental rate by the percent difference of the property's stabilized
occupancy and its actual occupancy. Build out allowances (for first generation space or
retrofit/second generation space as appropriate) and leasing expenses are added to the
rent loss estimate. The total adjusted loss from these real property operations is
discounted using an acceptable risk rate. The discounted value (inclusive of rent loss
due to extraordinary vacancy, build out allowances and leasing commissions) becomes
the rent loss concession and is deducted from the value indication of the property at
stabilized occupancy. A variation of this technique allows a rent loss deduction to be
estimated for every year that the property's actual occupancy is less than stabilized
occupancy.

Sales Comparison (Market) Approach
Although all three of the approaches to value are based on market data, the
Sales Comparison Approach is most frequently referred to as the Market Approach.
This approach is utilized not only for estimating land value but also in comparing sales
of similarly improved properties to parcels on the appraisal roll. As previously discussed
in the Data Collection / Validation section of this report, pertinent data from actual sales
of properties, both vacant and improved, is pursued throughout the year in order to
obtain relevant information which can be used in all aspects of valuation. Sales of
similarly improved properties can provide a basis for the depreciation schedules in the
Cost Approach, rates and multipliers used in the Income Approach, and as a direct
comparison in the Sales Comparison Approach. Improved sales are also used in ratio
studies, which afford the appraiser an excellent means of judging the present level and
uniformity of the appraised values.
Final Valuation Schedules
Based on the market data analysis and review discussed previously in the cost,
income and sales approaches, the cost and income models are calibrated and finalized.
The calibration results are keyed to the schedules and models in the CAMA system for
utilization on all commercial properties in the district. Market factors reflected within the
cost and income approaches are evaluated and confirmed based on market sales of
commercial and industrial properties. The appraisers review the cost, income, and
sales comparison approaches to value for each of the types of properties with available
sales information. The final valuation of a property is estimated based on reconciling
these indications of value considering the weight of the market information available for
evaluation and analysis in these approaches to value.
Statistical and Capitalization Analysis
Statistical analysis of final values is an essential component of quality control.
This methodology represents a comparison of the final value against the standard and
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provides a concise measurement of the appraisal performance. Statistical comparisons
of many different standards are used including sales of similar properties, the previous
year's appraised value, audit trails, value change analysis and sales ratio analysis.
Appraisal statistics of central tendency and dispersion generated from sales
ratios are calculated for each property type with available sales data. These summary
statistics including, but not limited to, the weighted mean, provide the appraisers an
analytical tool by which to determine both the level and uniformity of appraised value of
a particular property type. The level of appraised values can be determined by the
weighted mean for individual properties within a specific type, and a comparison of
weighted means can reflect the general level of appraised value.
The appraisers review every commercial property type annually through the
sales ratio analysis process. The first phase involves ratio studies that compare the
recent sales prices of properties to the appraised values of the sold properties. This set
of ratio studies affords the appraiser an excellent means of judging the present level of
appraised value and uniformity of the appraised values. The appraiser, based on the
sales ratio statistics and designated parameters for valuation update, makes a
preliminary decision as to whether the value level of a particular property type needs to
be updated in an upcoming reappraisal, or whether the level of market value is at an
acceptable level.
Potential gross rent estimates, occupancy levels, secondary income, allowable
expenses (inclusive of non-recoverable and replacement reserves), net operating
income and capitalization rate and multipliers are continuously reviewed. Income model
estimates and conclusions are compared to actual information obtained on individual
commercial and industrial income properties during the protest hearings process, as
well as with information from published sources and area property managers and
owners.

INDIVIDUAL VALUE REVIEW PROCEDURES
Field Review

The date of last inspection, extent of that inspection, and the Brewster County
appraiser are responsible for data listed in the CAMA system. If a property owner
disputes the District's records concerning this data in a protest hearing, CAMA may be
altered based on the credibility of the evidence provided. Normally, a new field check is
then requested to verify this information for the current year's valuation or for the next
year's valuation.
Field review of real property accounts is accomplished while business personal
property is reviewed and inspected in the field. Additionally, the appraisers frequently
field review subjective data items such as building class, quality of construction (known
as cost modifiers), condition, and physical, functional and economic obsolescence
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factors contributing significantly to the market value of the property. In some cases,
field reviews are warranted when sharp changes in occupancy or rental rate levels
occur between building classes or between economic areas. With preliminary estimates
of value in these targeted areas, the appraisers test computer assisted values against
their own appraisal judgment. While in the field, the appraisers physically inspect sold
and unsold properties for comparability and consistency of values.

Office Review
Office reviews are completed on properties subject to field inspections and are
performed in compliance with the guidelines required by the existing classification
system. Office reviews are typically limited by the available market data presented for
final value analysis. These reviews summarize the pertinent data of each property as
well as comparing the previous value to the proposed value conclusions of the various
approaches to value. These evaluations and reviews show proposed value changes,
income model attributes or overrides, economic factor (cost overrides) and special
factors affecting the property valuation such as new construction status, and a three
years sales history (USPAP property history requirement for non residential property).
The appraiser may review methodology for appropriateness to ascertain that it was
completed in accordance with USPAP or more stringent statutory and district policies.
This review is performed after preliminary ratio statistics have been applied. If the ratio
statistics are generally acceptable overall the review process is focused primarily on
locating skewed results on an individual basis. Previous values resulting from protest
hearings are individually reviewed to determine if the value remains appropriate for the
current year based on market conditions. Each appraiser's review is limited to
properties in their area of responsibility by property type (improved) or geographic area
(commercial vacant land).
When the appraiser is satisfied with the level and uniformity of value for each
commercial property within their area of responsibility, the estimates of value go to
noticing. Each parcel is subjected to the value parameters appropriate for its use type.
Performance Tests
The primary tool used to measure mass appraisal performance is the ratio study.
A ratio study compares appraised values to market prices. In a ratio study, market
values (value in exchange) are typically represented with the range of sale prices, i.e. a
sales ratio study. Independent, expert appraisals may also be used to represent market
values in a ratio study, i.e. an appraisal ratio study. If there are not enough examples of
market price to provide necessary representativeness, independent appraisals can be
used as indicators for market value. This can be particularly useful for commercial or
industrial real property for which sales are limited. In addition, appraisal ratio studies
can be used for properties statutorily not appraised at market value, but reflect the usevalue requirement. An example of this are multi-family housing projects subject to
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subsidized rent provisions or other governmental guarantees as provided by legislative
statutes (affordable housing) or agricultural lands to be appraised on the basis of
productivity or use value.

Sales Ratio Studies
Sales ratio studies are an integral part of estimating equitable and accurate
market values, and ultimately property assessments for these taxing jurisdictions. The
primary uses of sale ratio studies include the determination of a need for general
reappraisal; prioritizing selected groups of property types for reappraisal; identification
of potential problems with appraisal procedures; assist in market analyses; and, to
calibrate models used to estimate appraised values during valuation or reappraisal
cycles. However, these studies cannot be used to judge the accuracy of an individual
property appraised value. Overall sales ratios are generated by use type semi-annually
(or more often in specific areas) to allow appraisers to review general market trends in
their area of responsibility and for the Property Value Study from the Property Tax
Division of the Comptroller's Office. These ratio studies aid the appraisers by
providing an indication of market activity by economic area or changing market
conditions (appreciation or depreciation).
Comparative Appraisal Analysis
The commercial appraiser performs an average unit value comparison in addition
to a traditional ratio study. These studies are performed on commercially classed
properties by property use type (such as apartment, office, retail and warehouse usage
or special use). The objective to this evaluation is to determine appraisal performance
of sold and unsold properties. Appraisers' average unit prices of sales and average unit
appraised values of the same parcels and the comparison of average value changes of
sold and unsold properties. These studies are conducted on substrata such as building
class and on properties located within various economic areas. In this way, overall
appraisal performance is evaluated geographically, by specific property type to discern
whether sold parcels have been selectively appraised. When sold parcels and unsold
parcels are appraised equally, the average unit values are similar. These sales and
equity studies are performed prior to final appraisal and to annual noticing.
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Business

Personal Property Valuation

Process

INTRODUCTION
Scope of Responsibility
There are four different personal property types appraised by the district's
personal property section: Business Personal Property accounts; leased assets;
vehicles and aircraft; and multi-location assets.
•

Personnel

- The personal property staff consists of one appraiser

•

Brewster staff

•

Data - The personal property appraisers collect the field data and maintain
electronic property files making updates and changes gathered from field
inspections, newspapers, property renditions, sales tax permit listing and
interviews with property owners.

VALUATION APPROACH

Highest and Best Use Analysis
The highest and best use of property is the reasonable and probable use that
supports the greatest income and 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.
DATA COLLECTIONN ALI DATION

Data Col/ection Procedures
Personal property data collection procedures are published and distributed to all
appraisers involved in the appraisal and valuation of personal property. The appraisal
procedures are reviewed and revised to meet the changing requirements of field data
collection.
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Sources of Data

The district's business personal property characteristic data is collected through
a field data collection effort. From year to year, reevaluation activities permit district
appraisers to collect new data through an annual field inspection. This project results in
the discovery of new businesses, changes in ownership, relocation of businesses, and
closures of businesses not revealed through other sources. Tax assessors, city and
local newspapers, and the public often provide the district information regarding new
personal property and other useful facts related to property valuation.
Vehicles
An outside vendor provides Brewster CAD with a listing of vehicles within the
jurisdiction. The vendor develops this listing from the Texas Department of
Transportation (TxDOT) Title and Registration Division records. Other sources of data
include property owner renditions and field inspections.
Leased and Multi-Location Assets
The primary source of leased and multi-location assets is property owner
renditions of property. Other sources of data include field inspections.

VALUATION AND STATISTICAL ANALYSIS (model calibration)
Depreciation

Schedule and TrenrJing Factors:

Business Personal Property
Brewster CAD's primary approach to the valuation of business personal property
is the cost approach. The replacement cost new (RCN) is either developed from
property owner reported historical cost or from CAD developed valuation models. The
trending factors used by the CAD to develop RCN are based on published valuation
guides. The percent good depreciation factors used by Brewster CAD are also based
on published valuation guides. The index factors and percent good depreciation factors
are used to develop present value factors (PVF), by year of acquisition, as follows:
PVF = INDEX FACTOR x PERCENT GOOD FACTOR
The PVF is used as an "express" calculation in the cost approach. The PVF is applied
to reported historical cost as follows:
MARKET VALUE ESTIMATE = PVF x HISTORICAL COST
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This mass appraisal PVF schedule is used to ensure that estimated values are uniform
and consistent within the market and reflect current economic pressures of supply and
demand.
CAPPA model values are used in the general business personal property
valuation program to estimate the value of new accounts for which no property owner's
rendition is filed. Model values are also used to establish tolerance parameters for
testing the valuation of property for which prior data years' data exist or for which
current year rendered information is available. The calculated current year value or the
prior year's value is compared to the indicated model value by the valuation program. If
the value being tested is within an established acceptable percentage tolerance range
of the model value, the account passes that range check and moves to the next
valuation step. If the account fails the tolerance range check, it is flagged for individual
review. Allowable tolerance ranges may be adjusted from year to year depending on
the analysis of the results of the prior year.
Vehicles
Value estimates for vehicles are provided by an outside vendor and are based on
Red Book published book values, and there are also considerations available for high
mileage. Vehicles that are not valued by the vendor are valued by an appraiser using
PVF schedules or published guides.
Leased and Multi-Location Assets
Leased and multi-location assets are valued using the PVF schedules mentioned
above. If the asset to be valued in this category is a vehicle, then Red Book published
book values are used. Assets that are not valued by the vendor are valued by an
appraiser using PVF schedules or published guides.

INDIVIDUAL VALUE REVIEW PROCEDURES
Office Review
Business Personal Property
Property owner renditions, accounts with field or other data changes, accounts
with prior hearings, new accounts, and SIC cost table changes are all considered. The
accounts are processed by the valuation program and pass or fail preset tolerance
parameters by comparing appraised values to prior year and model values. The
appraisers review accounts that fail the tolerance parameters.
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PERFORMANCE TESTS

Ratio Studies
Every other year the Property Tax Division of the state comptroller's office
conducts a property value study (PVS). The PVS is a ratio study used to gauge
appraisal district performance. Results from the PVS playa part in school funding.
Rather than a sales ratio study, the personal property PVS is a ratio study using state
cost and depreciation schedules to develop comparative personal property values.
These values are then compared to Brewster CAD's personal property values and ratios
are indicated.
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Rural Land Valuation

Process

Introduction
Scope of Responsibility
The appraisal district is responsible for estimating a market value on each rural parcel of land in
the County. Additionally, each parcel is assigned an agricultural use value which is based on
the production capability of the land and any other income associated with the land that is not
taxed in some other manner such as mineral value. Specific requirements of law determine
whether the land is taxed as "agricultural" or at its market value. Those details are located in
Chapter 23 of the Property Tax Code.

Development of Market Value
Rural land is considered acreage outside the towns of Brewster County and not developed into
residential tracts. In many cases the land is used for the production of crops are livestock. The
market value of land is normally developed using the sales comparison approach. Recent sales
are analyzed to examine the driving forces in the transaction. The size of the tract, the mix of
pasture to cultivated land, the type of soils on the tract, the quality of hunting in the area, the
scenic views on the tract, the proximity of utilities, the type of roads to the parcel, and the
influence of potential flooding are just some of the factors that influence the sales price. These
factors are captured in as much detail as possible on each parcel so that the market value of all
land parcels are equal and uniform.
Using the sales available and the characteristics of those sales, models are developed
containing price per acre for various sizes of tracts with adjustments based from the sales data
on other factors about each parcel.

Development of Agricultural Use Value
Although the process of development of agricultural use values is very detailed, the explanation
is to offer the reader a general idea of the process of developing those values. The primary
concept in the development of value is to determine typical gross income to various types of
rural tracts of similar soils and use and then develop typical expenses that the owner must incur
to maximize the potential of the land. Subtracting the expenses from the gross income yields
what is referred to as "net income to the land". That net income is then divided by a
capitalization rate mandated in state law. Currently that rate is 10% meaning that the owner of
the land is entitled to a 10% return on his investment. Therefore, the agricultural value is
developed by using the following formula:
Gross Income- Expense = Net Income/Capitalization Rate
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Income and expense figures are developed from surveys, discussions with local landowners,
state agricultural publications, and the Agricultural Advisory Committee appointed by the Board
of Directors.

Utility Property Valuation Process
INTRODUCTION

Appraisal

Responsibility

Utility properties are the tangible assets of various businesses including electric
production, transmission, and distribution companies, railroads, petroleum product
gathering and delivery pipelines, telephone and communication providers and others.
The valuation of these properties is considered to be complex due to the involvement of
both tangible and intangible property elements that comprise these businesses, and the
size of some of the utilities that are regional and national companies. The appraisal of
these companies becomes complex when considering the valuation of the property as a
unit in place, which requires evaluating the property by the approaches to value at the
company level. Once the market value of the unit is estimated, that estimated market
value is allocated to the appropriate jurisdictions based on the tangible property assets
that are located within Brewster CAD.
Appraisal

Resources

TY Pickett Appraisal Group
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LIMITING CONDITIONS
The appraised value estimates provided by the district are subject to the following
conditions:
1. The appraisals were prepared exclusively for ad valorem tax purposes.
2. The property characteristic data upon which the appraisals are based is assumed
to be correct. Exterior inspections of the property appraised were performed as
staff resources and time allowed. Some interior inspections of property
appraised were performed at the request of the property owner and required by
the district for clarification purposes and to correct property descriptions.
3. Validation of sales transactions was attempted through questionnaires to buyer
and seller, telephone survey and field review. In the absence of such
confirmation, residential sales data obtained from vendors was considered
reliable.
4. I have attached a list of staff providing significant mass appraisal assistance to
the person signing this certification.

Certification Statement:
"I, Denise Flores, Chief Appraiser for the Brewster County Appraisal District, solemnly
swear that I will make or caused to be made a diligent inquiry to ascertain all property in
the district subject to appraisal by me, and that I will include in the records all property
that I am aware of at an appraised value which, to the best of my knowledge and belief,
is determined as required by law."

Denise Flores, RPA
Chief Appraiser
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2023 Calendar of Key Events

Throughout the year
CAD Staff:
Research returned mail.
Mail applications for special appraisals and exemptions requiring annual applications, such as new homestead
exemptions, surviving spouse, historic exemptions, ag-use applications due to change of ownership.
Gather sales data from sales confirmation letters, deed records and other sales sources for sales files.
Pick up copies of filed deeds from County Clerk's office.
Research property ownership.
Key name/address changes, splits/combines, new property and personal property into CAMA. Track value loss due
to property acquiring 151 time exemptions and 151 time I-d or I-d-I appraisal, value gain due to new improvements
for taxing units.
Send copies of associated mineral deeds to Thomas Y Pickett
Update address change file as new addresses received.
Process and sell digital copies of appraisal rolls to taxpayers.
Prepare and post Board of Directors agenda for meetings.
Prepare and mail Board of Directors packets for meetings.
Answer phone calls and assist walk-in customers.
January 2023
Appraisal Department
Conduct field inspections on residential, land, mobile homes, commercial, industrial, pipelines and personal
property.
All real property in Terlingua ISD visually inspected and checked for accuracy in class and depreciation.
Take pictures of improvements and download to CAMA.
Check for new construction and demolition of improvements.
Begin planning sales ratio studies for all areas within the CAD.
Review schedules in comparison to available sales data to determine areas needing significant adjustment or close
review.
Review renditions as received.
Meet with agricultural advisory board to discuss agricultural issues.
CAD Staff
Create list of renditions mailed and note date when rendition and/or extension request received.
Chief appraiser schedules 151 yearly meeting of Agricultural Advisory Board.
Check for 65 and over homestead exemptions that need to be granted automatically.
Check that mapping updates have been processed as scheduled.
Post updated public service announcement at post office and in CAD office.
Place V4page ad in local newspaper on availability of exemptions, rendition requirements, special appraisals, and tax
deferrals.
February 2023
Appraisal Department
Real property appraiser continues to work renditions as received.
Renditions received, scanned, and processed.
Appraisers continue to work on discovery of property and appraisals.
CAD Staff
Prepare for fmancial audit by independent CPA firm.
Submit sales information and deed transactions to State Comptroller Office by Feb 1. EARS
Update Rendition Work List to current year and transfer information from received renditions to list.
Receive and key rendition extension requests.
Mineral and special property renditions and lor extension requests are faxed, mailed or emailed to mineral appraisers
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and the original filed in house.
Contact agent if no appointment form on file for property rendered.
ARB members are signed up for annual training.
March 2023
Appraisal Departments:
Real Property appraisers continue to do field work.
Complete field work on Cat A, E, M properties.
Complete ratio studies on real property.
Update residential schedules, Ag schedules, and mobile home depreciation schedules.
Mineral and special property appraisers continue to process received renditions.
Appraisers continue to work on discovery of property and appraisals.
CAD Staff:
Mail out depository bid letters, send out first week of March.
Chief Appraiser begins work on 2023 budget.
Continue transferring information from received renditions to CAMA.
Receive and key rendition extension requests.
Mineral and special property renditions and/or extension requests are faxed, mailed or emailed to mineral appraisers
and the original filed in house.
Contact agent if no appointment form on file for property rendered.
Key rendered accounts, deleted exemptions, new exemptions, and new frozen accounts.
Review edits and audits before notices run; correct or adjust accounts as needed.
Proof all changes; print out change report and compare to appraisals.
April 2023
Appraisal Departments:
Real Property appraiser continues to work property and do analysis.
Coordinate with CAD staff on hearing schedule and protests filed.
BPP appraisers continue to process received renditions.
Appraisers continue to work on discovery of property and appraisals.
CAD Staff:
Board of Directors appoints CAD Depository for 2 years.
Chief Appraiser continues work on 2023 Budget.
Continue transferring information from received renditions to list.
Renditions due by April I unless extension requested; continue to receive and key rendition extension requests.
BPP renditions continue to be worked.
Contact agent if no appointment form on file for property rendered or property protested.
May 2023
Appraisal Departments:
Appraiser works with property owners regarding proposed values and protests filed.
Coordinate mineral and special property input to CAD.
CAD Staff:
Mail out Notices of Assessed Value.
Chief Appraiser continues work on 2023 budget and sends preliminary budget to entities after Board approval
Check that mapping updates have been processed as scheduled.
Place Protest and Appeals Procedure ad in local newspaper by May 15.
Review edits and audits before notices run; correct or adjust accounts as needed.
Renditions receiving 30 day extension are due May 15 unless chief appraiser extends deadline to May 30.
Continue transferring information from received renditions to CAMA.
Receive and key rendition extension requests and accounts granted additional I5-day extension.
Mineral and special property renditions and/or extension requests are faxed, mailed or e-mailed to mineral
appraisers and the original filed in-house.
Contact agent if no appointment form on file for property rendered or property protested.
Code returned value notices and research ownership and addresses.
Ensure all ARB members have attended mandatory training and certificates of completion are on file.
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June 2023

Appraisal Departments:
Appraisers work with property owners regarding proposed values and protests filed.
Coordinate with CAD staff on hearing schedule and protests filed.
CAD Staff:
Submit completed Operations Survey to State Comptroller.
Chief Appraiser begins update of USPAP Report (Mass Appraisal Report).
Chief Appraiser submits recommended 2023 Budget to CAD board and taxing units by June 15.
Chief Appraiser submits estimated pro-rated budget shares to CAD board and taxing units.
Contact agent if no appointment form on file for property protested.
Schedule protest hearing and mail Notice of Protest letters.
Prepare cause folders for hearings.
Compile information for evidence packets for property owners filing protests and requesting evidence.
Coordinate with mineral and special property appraisers on hearing schedule and protests filed.
Code returned value notices and research ownership and addresses.
Print and mail personal property rendition penalty letters.
Mail all approvals/denials on rendition penalty waiver requests.
Post ARB hearing Agenda as necessary.
Check rendition list against Preliminary Appraisal Roll to verify properties are being picked up and appraised by
mineral and special property appraisers.
July 2023
Appraisal Departments:
Appraisers work with property owners regarding proposed values and protests filed.
Appraisers defend values at protest hearings.
Enter into CAMA all changes ordered by ARB.
CAD Staff:
Prepare hearing list and information on informal meetings and formal hearings to check on evidence and reason for
changes in value by contract appraisers.
Mail all approvals/denials on rendition penalty waiver requests.
Post ARB hearing agenda as necessary
Submit appraisal records to ARB for review.
Begin ARB hearings
Provide ARB support; make record of minutes during hearings, make copies as needed, supply forms and orders as
needed, etc.
Mail ARB Notices and Orders certified, return receipt requested.
Enter into CAMA all changes ordered by ARB.
ARB approves Appraisal Records by July 20.
Chief Appraiser certifies Appraisal Roll to taxing units by July 25.
Submit Certified Appraisal Roll to State Comptroller.
Board of Directors hold budget workshop.
Place 1;4 page Notice of Budget Hearing Ad in Brewster newspaper at least 10 days before the hearing date.
Submit Notice of Budget Hearing to taxing units at least 10 days before hearing date.
August 2023
Appraisal Department:
Appraisers continue to work on any pending protest hearings.
Continue working with taxpayers.
Coordinate with CAD that rendition penalties are applied correctly.
CAD Staff:
Calculate truth in taxation information for county, cities, and special districts and supply needed information to all
schools. Submit to taxing units value loss due to property acquiring I sl time exemption and I sl time l-d or I-d-I,
value gain due to new improvements and recap of homesteads.
Submit sales information to State Comptroller's Office by Aug I. EARS
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Submit Certified Appraisal Roll to State Comptroller by Aug 1. EARS
Hold Public Hearing on 2023 Budget.
Continue ARB Hearing process for any rescheduled or newly scheduled protests.
Check rendition list against certified roll to verify values by mineral and special property appraisers.
Compose and mail letter to property owner filing late ag application informing them of the 10% penalty for late
filing.

Septem ber 2023
Begin Elections process
Appraisal Department:
Continue field work
CAD staff:
Transfer data to other appraisal districts or tax offices as needed
Board of Directors must adopt 2023 budget by Sept 15.
Begin work on reports of Property Value for State Comptroller's Office.
Check that all qualifying residences have homestead exemptions, ifnot send applications.
After tax rates are set, files are updated for new tax rates.
Update listing of all taxing unit rates
Generate tax bills and mail
Check that mapping updates have been processed as scheduled.
October 2023
Continue BOD election process
Appraisal Department:
Review and update Ag Survey Letter as needed.
Continue field work
CAD Staff:
Mail Ag Survey Letters to owners
Submit completed Reports of Property Value to State Comptroller's Office.
November 2023
Continue elections process
Appraisal Department:
Continue field work
CAD Staff:
Collect taxes
Continue to update deeds and maps
December 2023
Announce elections results
Appraisal Department:
Continue field work
CAD Staff:
Receive names of Chair and Secretary of ARB appointed by Board of Directors.
Local Administrative District Judge appoints ARB members to 2 year term.
Board of Directors appoints Ag Advisory Board members to 2 year term.
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2024 Calendar

of Key Events

Throughout the year:
CAD Staff:
Research returned mail.
Mail applications for special appraisals and exemptions requiring annual applications, such as new homestead
exemptions, surviving spouse, historic exemptions, ag-use applications due to change of ownership.
Gather sales data from sales confirmation letters, deed records and other sales sources for sales files.
Pick up copies of filed deeds from County Clerk's office.
Research property ownership.
Key name/address changes, splits/combines, new property and personal property into CAMA. Track value loss due
to property acquiring I st time exemptions and 1st time l-d or l-d-I appraisal, value gain due to new improvements
for taxing units.
Send copies of associated mineral deeds to mineral appraisal company
Update address change file as new addresses received and copy to mineral appraisal company.
Process and sell digital copies of appraisal rolls to taxpayers.
Prepare and post Board of Directors agenda for meetings.
Prepare and mail Board of Directors packets for meetings.
Answer phone calls and assist walk-in customers.
January 2024
Appraisal Department
Conduct field inspections on residential, land, mobile homes, commercial, industrial, pipelines and personal
property.
All real property in Marathon and San Vicente ISD visually inspected and checked for accuracy in class and
depreciation.
Take pictures of improvements.
Check for new construction and demolition of improvements.
Begin planning sales ratio studies for all areas within the CAD.
Review schedules in comparison to available sales data to determine areas needing significant adjustment or close
review.
Review renditions as received.
Meet with chief appraiser and agricultural advisory board to discuss agricultural issues.
CAD Staff
Upload appraisal data for field appraiser.
Create list of renditions mailed and note date when rendition and/or extension request received.
Chief appraiser schedules 1st yearly meeting of Agricultural Advisory Board.
Check for 65 and over homestead exemptions that need to be granted automatically.
Check that mapping updates have been processed as scheduled.
Post updated public service announcement at post office and in CAD office.
Place 14page ad in local paper on availability of exemptions, rendition requirements, special appraisals, and tax
deferrals.
February 2024
Appraisal Department
Prepare for fmancial audit by independent CPA firm.
Real property appraiser continues to work renditions as received.
BPP renditions received and processed.
Appraiser continues to work on discovery of property and appraisals.
CAD Staff
Submit sales information and deed transactions to State Comptroller Office by Feb 1. EARS
Update Rendition Work List to current year and transfer information from received renditions to list.
Receive and key rendition extension requests.
Renditions of minerals, utilities, and other accounts worked by mineral appraiser and lor extension requests are
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faxed, mailed or emailed and the original filed in house.
Contact agent if no appointment form on file for property rendered.
ARB members are signed up for annual training.

March 2024
Appraisal Departments:
Real Property appraiser continues to work.
Complete field work on Cat A, E, F, L, and M properties.
Complete ratio studies on real property.
Update residential schedules, Ag schedules, and mobile home depreciation schedules.
Mineral and special properties appraisers continue to process received renditions.
Appraisers continue to work on discovery of property and appraisals.
CAD Staff:
Mail out depository bid letters or consider one time two year extension agreement, send out first week of March.
Chief Appraiser begins work on 2024 budget.
Continue transferring information from received renditions to list.
Receive and key rendition extension requests.
Minerals and special property renditions and/or extension requests are faxed, mailed or emailed and the original
filed in house.
Contact agent if no appointment form on file for property rendered.
Key rendered accounts, deleted exemptions, new exemptions, and new frozen accounts.
Review edits and audits before notices run; correct or adjust accounts as needed.
Proof all changes; print out change report and compare to appraisals.
April 2024
Appraisal Departments:
Real Property appraiser continues field work and analysis.
Mineral and special property appraisers continue to process received renditions.
Appraisers continue to work on discovery of property and appraisals.
CAD Staff:
Ensure all ARB members have attended mandatory training and certificates of completion are on file.
Board of Directors selects CAD Depository for 2 years.
Chief Appraiser continues work on 2024 Budget.
Continue transferring information from received renditions to list.
Renditions due by April I unless extension requested; continue to receive and key rendition extension requests.
Mineral and special property renditions and/or extension request are faxed, mailed or emailed to contract appraisers
and the original filed in-house.
Contact agent ifno appointment form on file for property rendered or property protested.
May 2024
Appraisal Departments:
Coordinate with CAD staff on hearing schedule and protests filed.
Appraiser works with property owners regarding proposed values and protests filed.
Mineral and special property appraisers continue to process received renditions.
CAD Staff:
Chief Appraiser presents proposed budget to Board for preliminary approval and notifies tax units of amounts to
budget.
Check that mapping updates have been processed as scheduled.
Place Protest and Appeals Procedure ad in local newspaper by May 15.
Review edits and audits before notices run; correct or adjust accounts as needed.
Mail out Notices of Appraised Value
Renditions receiving 30 day extension are due May 15 unless chief appraiser extends deadline to May 30.
Continue transferring information from received renditions CAMA system.
Receive and key rendition extension requests and accounts granted additional 15-day extension.
Mineral and special property renditions and/or extension requests are faxed, mailed or e-mailed to mineral appraiser
and the original filed in-house.
Contact agent if no appointment form on file for property rendered or property protested.
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Code returned notices and research ownership and addresses.

June 2024
Appraisal Departments:
Appraisers work with property owners regarding proposed values and protests filed.
Coordinate with CAD staff on hearing schedule and protests filed.
CAD Staff:
Submit appraisal records to ARB for review.
Submit completed Operations Survey to State Comptroller.
Chief Appraiser begins update of USPAP Report (Mass Appraisal Report).
Chief Appraiser submits recommended 2024 Budget to CAD board no later than June 15.
Chief Appraiser submits estimated pro-rated budget shares to CAD board and taxing units.
Contact agent if no appointment form on file for property protested.
Schedule protest hearing and mail Notice of Protest letters.
Compile information for evidence packets for property owners filing protests and requesting evidence.
Coordinate with mineral and special property appraisers on hearing schedule and protests filed.
Prepare hearing list and information on information meeting and formal hearing to check on evidence and reason for
changes in value by contract appraisers.
Code returned appraisal notices and research ownership and addresses.
Print and mail personal property rendition penalty letters.
Mail all approvals/denials on rendition penalty waiver requests.
Post ARB hearing Agenda as necessary.
Check rendition list against Preliminary Appraisal Roll to verify properties are being picked up and appraised by
mineral appraiser.
July 2024
Appraisal Departments:
Appraisers work with property owners regarding proposed values and protests filed.
Appraisers defend values at protest hearings.
Enter into CAMA all changes ordered by ARB.
CAD Staff:
Prepare hearing list and information on informal meetings and formal hearings to check on evidence and reason for
changes in value by contract appraisers.
Mail all approvals/denials on rendition penalty waiver requests.
Post ARB hearing agenda as necessary
Begin ARB hearings
Provide ARB support; make record of minutes during hearings, make copies as needed, supply forms and orders as
needed, etc.
Mail ARB Notices and Orders certified, return receipt requested.
Enter into CAMA all changes ordered by ARB.
ARB approves Appraisal Records by July 20.
Chief Appraiser certifies Appraisal Roll to taxing units by July 25.
Submit Certified Appraisal Roll to State Comptroller.
August 2024
Appraisal Department:
Appraisers continue to work on any pending protest hearings.
Continue working with taxpayers.
Coordinate with CAD that rendition penalties are applied correctly.
CAD Staff:
Submit sales information to State Comptroller's Office by Aug I. EARS
Submit Certified Appraisal Roll to State Comptroller by Aug 1. EARS
Place ';4 page Notice of Budget Hearing Ad in local newspaper at least 10 days before the hearing date.
Prepare updated Reappraisal Plan for 2025-2026
Send Reappraisal Plan to tax units and notify them of hearing on Plan
Submit Notice of Budget Hearing to taxing units at least 10 days before hearing date.
Hold Public Hearing on 2024 Budget before September 15
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Hold Public Hearing on Reappraisal Plan
Continue ARB Hearing process for any rescheduled or newly scheduled protests.
Check rendition list against certified roll to verify values by mineral appraiser.
Compose and mail letter to property owner filing late ag application informing them of the 10% penalty for late
filing.
Submit to taxing units value loss due to property acquiring 151 time exemption and 151 time l-d or I-d-I, value gain

due to new improvements and recap of homesteads. Calculate truth in taxation information for county, cities, and
special districts and supply needed data to schools.
Septem ber 2024
Appraisal Department:
Work on gathering information of improvements and condition of those improvements and updating of pictures
CAD staff:
Send tax rate confirmation and exemption confirmation to each tax unit for certification
Board of Directors must adopt 2024 budget by Sept 15.
Begin work on reports of Property Value for State Comptroller's Office.
Coordinate with P&A to assure tax load process is successful.
Check that all qualifying residences have homestead exemptions, if not send applications.
After tax rates are set, files are updated for new tax rates.
Update listing of all taxing unit rates.
Check that mapping updates have been processed as scheduled.
October 2024
Appraisal Department:
Review and update Ag Survey Letter as needed.
Continue field work reviewing class schedules and condition of improvements
CAD Staff:
Mail bills and respond to bill inquiries
Mail Ag Survey Letters to owners.
Submit completed Reports of Property Value to State Comptroller's Office.
November 2024
Appraisal Department:
Continue field work
CAD Staff:
December 2024
Appraisal Department:
Continue field work as needed
CAD Staff:
Receive names of Chair and Secretary of ARB appointed by Board of Directors.
Local Administrative District Judge appoints ARB members to 2 year term.
Board of Directors appoints Ag Advisory Board members to 2 year term.

51

Model Hearing Procedures for
Appraisal Review Boards
I.

ARB Membership
[Tax Code Section 5.103(b)(12), (15), and (16)]
1. Administration of ARB Appointments

ARB members have no statutory role in the process for the administration of applications
or requests for appointment for membership on the ARB. Ifan individual is contacted by
an ARB member regarding requesting an appointment to the ARB, the member must
direct the individual to the person designated to receive applications or requests for ARB
appointment.
2. Conflicts of Interest
Each ARB member must ensure that he or she does not have any conflict of interest that
results in ineligibility to serve on the ARB or that restricts or prohibits the ARB
member's participation in ARB activities, such as participation in the determination of a
taxpayer protest. An ARB member must promptly report any conflict of interest to the
ARB chair in addition to any other individual or entity as required by law. The chair
must ensure prompt notification of reported conflicts of interest to the appropriate
individuals.
If an ARB member discovers before or during a protest hearing that a conflict of interest
exists, the member cannot participate in a protest hearing. If the conflict exists due to
the provisions of the Local Government Code Chapter 171, the member must file an
affidavit with the ARB secretary. The ARB member must file the affidavit as soon as
the conflict is identified, even if it requires a delay in the conduct of the hearing. If the
conflict arises from Tax Code Section 41.69, the ARB member does not have to file an
affidavit but must recuse himself or herself immediately from the hearing and report the
conflict to the ARB chair or secretary.
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ARB members must remember that while Local Government Code Chapter 171
addresses matters of "substantial interest," Tax Code Section 41.69 applies to any protest
in which an ARB member has interest (i.e. Tax Code Section 41.69 does not require the
interest to be substantial). While a conflict of interest under Local Government Code
Chapter 171 may not prohibit an ARB member from participation in a protest, Tax Code
Section 41.69 may still prohibit participation. If an ARB member has a question as to
whether he or she has a conflict of interest that might prohibit his or her involvement, the
member must immediately contact the ARB chair to address the matter.
In the recusal process, the ARB member cannot hear the protest, deliberate on the
protest or vote on the matter that is the subject of the protest.
3. Ex Parte and Other Prohibited Communications
ARB members must not engage in prohibited ex parte or other communications. If
one or more individuals approach the ARB member and appear to engage or attempt
to engage in a prohibited communication, the ARB member must immediately
remove himself or herself from the conversation.
II.

ARB Duties
[Tax Code Section 5.I03(b) (I), (5), and (6)]
1. Statutory Duties of an ARB

Each ARB member must ensure that he or she understands the statutory duties of the
ARB and complies with all statutory requirements in performing statutory duties as an
ARB member.
2. Notices Required under the Property Tax Code
Each ARB member must obtain and maintain familiarity with notices required under the
Property Tax Code. If an ARB member believes that any required notice is not being
provided or does not meet the requirements of applicable law, the ARB member must
promptly notify the ARB chair. The ARB chair must investigate each report and take
appropriate action to correct all verified problems.
3. Determination of Good Cause under Tax Code Section 41.44(b)
"Good cause" for filing late protests is not defined in Tax Code Section 41.44(b). Claims
of good cause for late-filed protests must carefully considered. The standards in making
determinations of good cause under Tax Code Section 41.44(b) must uniformly applied.
The ARB should give due consideration to good cause claims in a manner that properly
respects the rights of property owners and their agents while not undermining or
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contravening laws related to filing deadlines or the orderly and expeditious fulfillment of
ARB duties.
III.

ARB Hearings (formal hearings, not informal meetings between property
owners and appraisal district staff)
[Tax Code Section 5.103(b)(3), (4), (7), and (14)J
1. Scheduling Hearings Generally

The ARB must schedule a hearing when a timely notice of protest is filed and, in doing
so, the appraisal district can provide the ARB with clerical assistance.
A person leasing property who is contractually obligated to reimburse the
property owner for taxes imposed on the property is entitled to protest before the
ARB the appraised value of the property if the property owner does not file a
protest relating to the property. Under Tax Code Section 41.413, the lessee can
designate another person to act as an agent with the same authority and
limitations as an agent designated under Tax Code Section 1.111. Designated
agents have the same authority and are subject to the same limitations as agents
designated by property owners.
2. Scheduling Hearings for Property Owners, Agents and Qualifying Lessees
Pursuant to Tax Code Section 41.66(i), the ARB must schedule hearing requests
filed by property owners or their designated agents under Tax Code Section
1.111 for a specific time and date. The ARB can schedule more than one protest
hearing at the same time and date; however, the property owner or agent can
request to postpone a hearing if it is not started by an ARB panel or the full ARB
within two hours of the scheduled hearing time. The postponement request must
contain the mailing address and email address of the person requesting the
postponement. The ARB must respond in writing or by email to the
postponement request not later than the 7th day after the date of receipt of the
request.
3. Scheduling Hearings for Multiple Accounts
If requested by a property owner or the designated agent, the ARB must schedule
consecutive hearings on the same day on protests concerning up to 20 designated
properties. The request must meet all requirements of Tax Code Section 41.66(j),
including the required statement in boldfaced type: "request for same-day protest
hearings." A property owner or designated agent can file more than one such request in
the same tax year. Also pursuant to Tax Code Section 41.66(j), the ARB may schedule
protest hearings concerning more than 20 properties filed by the same property owner or
designated agent and may use different panels to conduct the hearings based on the
3

ARB's customary scheduling. The ARB may follow the practices customarily used in
the scheduling of hearings under Section 41.66(j).
4. ARB Panel Assignments [Tax Code Section 41.66 (k)(k-l) and 41.45(d)(d-

1)]
Pursuant to Tax Code Section 41.66(k) and (k-1), if an ARB sits in panels as
authorized by Tax Code Section 41.45(d) and (d-l), it must randomly assign protests.
Except for panels established under Tax Code Section 6.425, the ARB, with or
without clerical assistance from the appraisal district staff, may consider the property
type or the protest grounds in order to assign the protest to a panel with members who
have particular expertise.
Tax Code Section 41.45(b-4) allows a property owner to request that a single-member
panel conduct the protest hearing. The property owner must submit the request not later
than the 10th day before the hearing date in writing on the notice of protest or by a
written submission. If the ARB does not accept the recommendations made by the
single-panel member, the ARB can determine the protest or refer it for rehearing to a
single-member panel composed of someone who did not hear the original protest.
Tax Code Section 41.66(k-l) allows a property owner or agent to request a special ARB
panel to hear a complex property protest if in a county with a population of one million
or more. The owner or agent must consent to a special panel reassignment and may
request a postponement if they disagree with the reassignment.
Once a protest is scheduled for a specific panel, the ARB cannot reassign it to another
panel without the consent of the property owner or a designated agent. If the ARB
reassigns a protest to another panel, the owner or designated agent may agree to the
reassignment or request a postponement of the hearing. The ARB must postpone the
hearing if requested in this situation. Pursuant to Tax Code Section 41.66(k), "[a] change
of members of a panel because of a conflict of interest, illness, or inability to continue
participating in hearings for the remainder of the day does not constitute reassignment of
a protest to another panel."
5. Postponements Under Tax Code Section 41.45(e)
A property owner who is not represented by an agent under Tax Code Section 1.111 is
entitled to one postponement of a hearing without showing cause. The property owner
must request the postponement before the hearing date in writing, including by
facsimile, email, telephone or in person to the ARB, an ARB panel or the ARB chair. If
the requested hearing postponement is scheduled to occur before the next regular
meeting of the ARB, the chair or the chair's representative may act on the request for
postponement without the necessity of action by the full ARB. Unless the postponed
hearing date and time are agreed to by the ARB chair or the chair's representative, the
property owner and the chief appraiser, the ARB cannot postpone the hearing to a date
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less than five or more than 30 days after the date scheduled for the hearing when the
postponement is sought.
Without limit, the ARB must postpone a hearing if the property owner or the designated
agent shows good cause, as defined in Tax Code Section 41.45(e-2). The property owner
or designated agent must request the postponement in writing, including by facsimile,
email, telephone or in person to the ARB, an ARB panel or the ARB chair. If the
postponed hearing is rescheduled to occur before the next regular meeting of the ARB,
the chair or the chair's representative can act on the postponement request without the
necessity of action by the full ARB. Unless the postponed hearing date and time are
agreed to by the ARB chair or the chair's representative, the property owner and the
chief appraiser, the ARB cannot postpone the hearing to a date less than five or more
than 30 days after the date scheduled for the hearing when the postponement is sought.
Without limit, the ARB must postpone a hearing if the chief appraiser consents to the
postponement. The chief appraiser must request the postponement in writing, including
by facsimile, email, telephone or in person to the ARB, an ARB panel or the ARB
chair. If the postponed hearing is rescheduled to occur before the next regular meeting
of the ARB, the chair or the chair's representative can act on the postponement request
without the necessity of action by the full ARB. Unless the postponed hearing date and
time are agreed to by the ARB chair or the chair's representative, the property owner
and the chief appraiser, the ARB cannot postpone a hearing to a date less than five or
more than 30 days after the date scheduled for the hearing when the postponement is
sought.
The postponement request must contain the mailing address and email address of the
person requesting the postponement. The ARB must respond in writing or by email to
the postponement request not later than the 7th day after the date of receipt of the
request.
6. Postponements Under Tax Code Section 41.45(e-I)
A property owner or owner's agent who fails to appear at the hearing is entitled to a
new hearing if the property owner or owner's agent file, not later than the fourth day
after the date the hearing occurred, a written statement with the ARB showing good
cause, as defined in Tax Code Section 41.45(e-2), for the failure to appear and
requesting a new hearing.
The postponement request must contain the mailing address and email address of the
person requesting the postponement. The ARB must respond in writing or by email to
the postponement request not later than the 7th day after the date of receipt of the
request.
7. Postponements Under Tax Code Section 41.45(g)
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The ARB must postpone a hearing to a later date if:
(1)
the property owner or the owner's agent is also scheduled to appear at an
ARB protest hearing in another appraisal district;
(2)
the other scheduled ARB protest hearing is scheduled to occur on the same
date as the hearing set by this ARB;
(3)
the hearing notice delivered to the property owner or the owner's agent
by the other ARB bears an earlier postmark than the hearing notice
delivered by this ARB or, if the postmark date is identical, the property
owner or agent has not requested a postponement of the other hearing;
and
(4)
the property owner or the owner's agent includes with the postponement
request a copy of the hearing notice delivered to the property owner or
the owner's agent by the other ARB.
8. Postponements Under Tax Code Section 4 1.66(h)
The ARB must postpone a hearing (one time only) if the property owner or the
designated agent requests additional time to prepare for the hearing and establishes that
the chief appraiser failed to comply with Tax Code Section 41.461.The postponement
request must contain the mailing address and email address of the person requesting
the postponement. The ARB must respond in writing or by email to the postponement
request not later than the 7th day after the date of receipt of the request.
9. Postponements Under Tax Code Section 4 1.66(i)
The ARB must schedule protest hearings filed by property owners or their designated
agents under Tax Code Section 1.111 for a specific time and date. The ARB can schedule
more than one protest hearing at the same time and date; however, a property owner or
agent can request to postpone a hearing if it is not started by an ARB panel or the full
ARB within two hours of the scheduled hearing time. The postponement request must
contain the mailing address and email address of the person requesting the postponement.
The ARB must respond in writing or by email to the postponement request not later than
the 7th day after the date of receipt of the request.
10. Postponements Under Tax Code Section 41.66(k)(k-l)
Once the ARB schedules a hearing by a specific panel, the ARB can reassign it to
another panel without the consent of the property owner or designated agent. If the ARB
reassigns a protest to another panel, a property owner or designated agent may agree to
reassignment or request that a hearing postponement. The ARB must postpone the
hearing on that request. A change of panel members because of a conflict of interest,
illness or inability to continue participating in hearings for the remainder of the day does
not constitute panel reassignment..
A property owner or agent must consent to a special panel ARB hearing reassignment or
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request a postponement if they disagree with the reassignment. A change of special panel
members because of a conflict of interest, illness or inability to continue participating in
hearings for the remainder of the day does not constitute a special panel hearing
reassignment.
The postponement request must contain the mailing address and email address of the
person requesting the postponement. The ARB must respond in writing or by email to
the postponement request not later than the 7th day after the date of receipt of the
request.
IV.

Conduct of ARB Hearings (formal hearings, not informal meetings between
property owners and appraisal district staff)
[Tax Code Section 5.103(b)(2), (9), and (10)J
1.

Conducting Hearings Open to the Public

This introductory statement must read at the beginning of each hearing:
We are the appraisal review [board or panel] that will hear your protest today.
We are not employees of the appraisal district. We are appointed to perform an
independent review of your protest. You can complete a survey regarding your
experience today [provide instructions on how to fill out the survey]. The survey
is voluntary. You also have the right to appeal our decision. We will provide the
appeal information to you with our determination.
The ARB or ARB panel does not have to read the statement above if the owner or agent
has previously appeared before the ARB or any ARB panel for the ARB for that county
that same day.
ARBs should conduct most protest hearings in the following order:
a. Commence the hearing and announce the assigned protest number, property
location, property owner and other identifying information.
b. Announce that, in accordance with Tax Code Section 41.45(h), the parties
must provide all written and electronic material that has not been provided.
c. State that the ARB members who are considering the protest have not
communicated with anyone about the protest and have signed affidavits to
that effect.
d. Welcome the parties and remind them of the content of the hearing
procedures, time limits for the hearing, and other relevant matters.
e. Ask if any testifying witness holds a license or certificate from the Texas
Appraiser Licensing and Certification Board and if the witness is appearing
in that capacity.
f. Inform witnesses that they must give all testimony under oath and swear-in
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all witnesses who plan to testify.
g. Ask the property owner to decide if he/she wishes to present his/her evidence
and argument before or after the appraisal district.
h. If the property owner or agent presents his/her case first, he/she will present
evidence (documents and/or testimony). Ifwitnesses are present, the property
owner or agent can examine the witnesses as part of the presentation of
evidence. At the end of the presentation, the property owner or agent must
state an opinion of the property's value (if applicable).
1. Next, the appraisal district representative may cross-examine the property
owner, the agent or representative and/or witnesses.
j.

k.

1.
m.
n.
o.
p.
q.
r.

If the property owner or agent presented his/her case first, the appraisal
district representative will present evidence (documents and/or testimony)
next. If witnesses are present, the appraisal district representative can
examine the witnesses as part of the presentation of evidence. At the end of
the presentation, the appraisal district representative must state an opinion
of the property's value (if applicable).
Then, the property owner or agent can cross-examine the appraisal district
representative and/or witnesses.
The parties cannot examine or cross-examine the ARB members.
The party presenting its case first can offer rebuttal evidence (additional
evidence to refute evidence presented by the other party).
The other party can then offer rebuttal evidence.
The party presenting its case first must make its closing argument and state
the ARB determination being sought.
The party presenting its case second must make its closing argument and state
the ARB determination being sought.
The ARB or panel chair must state that the hearing is closed.
The ARB or panel must deliberate orally. No notes, text messages, orother
forms of written communication are permitted.

s. The ARB or panel chairman must ask for a separate motion for each
matter that was the subject of the protest hearing. The motion should
include the exact value or issue protested. The ARB must take a vote and
a designated appraisal district staff person or ARB member must record
it. The parties must make separate motions and the ARB must make
separate determinations for each protested issue (i.e., excessive appraisal
and unequal appraisal must have separate ARB motions and
determinations).
Single-member panels must make a recommendation on each motion
submitted under protest, however, the ARB will ultimately accept the
panel's determination, make its own determination on the protest, or
refer the matter for rehearing to a single-member panel composed of
someone who did not hear the original protest.
Special panels appointed in certain counties must make a
recommendation on each motion submitted under protest, however, the
ARB will ultimately accept the panel's determination or refer the matter
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t.

for rehearing to a another special panel composed of members who did
not hear the original protest. If ARB does not have at least three other
special panel members available, the ARB may make the determination.
Thank the parties for their participation and announce the ARB
determination(s) and that an order determining protest will be sent by
certified mail or email in counties with populations greater than 120,000
where property owners can submit a written request for email delivery of the
notice of determination. Provide the property owner or agent documents
indicating that the members of the board hearing the protest signed the
required affidavit.

If the ARB members use computer screens during ARB hearings for reviewing
evidence and other information, the ARB must make computer screens available to
property owners and agents at the hearings to view the same information that is
presented to the ARB members by the appraisal district staff. This requirement is met if
the property owner or agent can see all information displayed on at least one computer
screen in the hearing location (there is no requirement that the ARB provide the
property owner or agent with a separate screen).
If a chief appraiser uses audiovisual equipment at a protest hearing, the appraisal office
must provide equipment of the same general type, kind and character for the use of the
property owner or agent during the hearing. See section VI, Other Issues, for more
information regarding audiovisual equipment requirements.
The property owner or agent and the appraisal district representative are prohibited from
debating each other. The parties must direct all communications to the ARB members,
except for examination or cross-examination during testimony of witnesses or parties
testifying at the hearing.
For taxing unit challenges, motions to correct appraisal records, protests regarding
exemptions, or other matters that may be the subject of ARB hearings, the ARB should
follow the order of conducting hearings above but may make exceptions for the type of
hearing.
Tax Code Section 41.68 and Comptroller Rule 9.803 require that the ARB keep records
for each ARB proceeding. This includes the ARB retaining evidence offered or
submitted by the parties as required by Tax Code Section 41.45 and Comptroller Rules
9.803 and 9.805. The ARB secretary is responsible for ensuring proper record keeping,
maintenance and retention.
2.

Conducting Hearings by Telephone or Videoconference Call

Tax Code Section 41.45(n) allows a property owner initiating a protest can offer
evidence or argument by affidavit without physically. Tax Code Section 41.45(b-l)
requires a property owner to notify the ARB by written request not later than the 10th
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day before the date of the hearing if the property intends to appear remotely .. To offer
evidence or argument at a hearing conducted remotely, a property owner must submit a
written affidavit of any evidence before the hearing begins. A property owner is
responsible for providing access to a hearing conducted remotely to another person the
owner invites to participate in the hearing.
Tax Code Section 41. 4S(b-2) requires the ARB to provide the telephone number for
conducting the teleconference call or the URL address for conducting the videoconference
(if offered in that county). The ARB must hold the hearing in a location with equipment
that allows all ARB members and parties to the protest in attendance to hear and see the
property owner's argument.

3.

Conducting Hearings Closed to the Public [Tax Code Section 41.66(d), (d-l)]

The chief appraiser and the property owner must file a joint motion to request that a
closed hearing due to intent to disclose proprietary or confidential information that will
assist the ARB in determining the protest.
The ARB or panel chair must convene the hearing as an open meeting and then announce
the closed meeting as permitted by Tax Code Section 41.66(d) and (d-l). Only the
parties to the protest, their witnesses and the ARB members are permitted to stay in the
hearing room. The ARB must follow the same order of proceedings as for hearings open
to the public.
The ARB secretary must keep a separate tape recording or written summary of testimony
for the closed meeting in accordance with Comptroller Rule 9.803, generally. The
proprietary or confidential evidence presented at the hearing giving rise to the closed
hearing is confidential according to Tax Code Section 22.27. The ARB must mark as
"confidential" and maintain it as confidential in the ARB records for proper handling. At
the conclusion of the hearing, the ARB panel must confirm with the parties that all
proprietary and confidential information has been appropriately identified by the ARB.
The ARB members must maintain the confidentiality of the information and disclose
only as provided by law.
After deliberation, the ARB must reconvene in open meeting and vote or take final
action on the protest deliberated in the closed meeting. The ARB and parties cannot
mention of the proprietary or confidential information during the open meeting.
4.

Right to Examine and Cross-Examine Witnesses or Other Parties

Tax Code Section 4 1.66(b) states that "each party to a hearing is entitled to offer
evidence, examine or cross-examine witnesses or other parties, and present argument on
the matters subject to the hearing." The ARB cannot prohibit this entitlement in any
way; however, it may enforce time limits and dictate the order of ARB hearings for
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witness examination and cross-examination. To the extent possible, the ARB should
advise the parties in advance of any time limitations that the ARB intends to impose
regarding the presentation of evidence.
5.

Party's Right to Appear by an Agent

A person leasing property who is contractually obligated to reimburse the property
owner for taxes imposed on the property can file a protest if the property owner does not
and to designate, under Tax Code Section 41.413, another person to act as his/her agent
with the same authority and limitations as an agent designated under Tax Code Section
1.111.
V.

Evidence Considerations
[Tax Code Section 5.103(8), (11), and (13)]
1.

A Party's Right to Offer Evidence and Argument

The ARB cannot prohibit a party's right to offer evidence and argument but may
enforce time limits and dictate the order of ARB hearings. To the extent possible, the
ARB should advise the parties in advance of any time limitations the ARB intends to
impose regarding the presentation of evidence and argument. The ARB should, schedule
permitting, provide as much time as possible to each party to a hearing to fully present
evidence and offer argument.
2. Prohibition of Consideration of Information Not Provided at the ARB Hearing
[Tax Code Section 41.66(e)]
In a protest hearing, the ARB cannot consider any appraisal district information on a
protest that was not presented to the ARB during the protest hearing. In order for the
ARB to consider any appraisal district record (i.e., appraisal roll history, appraisal
cards), one of the parties must present it as evidence (e.g. chief appraiser, appraisal
district representative, property owner, agent or witness) at the protest hearing.
3. Exclusion of Evidence Required by Tax Code Section 41.67(d), (e)
If it is established during a protest hearing that the protesting party previously requested
information under Tax Code Section 41.461 and that the opposing party did not delivery
the information to the protesting party at least 14 days before the scheduled or
postponed hearing, the opposing party cannot use or offer the requested information not
made available in any form as evidence in the hearing. The ARB must exclude evidence
under Tax Code Section 41.67( d) only if evidence presented at the hearing establishes
that:
1) the information sought to be excluded as evidence was not delivered at least 14
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days before the hearing; and
2) the information sought to be excluded as evidence was previously requested by
the protesting party.
Tax Code Section 41.67( e) prohibits the chief appraiser from offering evidence at a
hearing in support of a modification or denial of an exemption or application unless:
1) the chief appraiser provided the reasoning for the modification or denial to the
property owner in writing no later than the 14th day before the hearing date; and
2) evidence establishes that the additional reason was not known by the chief
appraiser at the time the chief appraiser delivered the original notice of
modification or denial.

VI.

Other Issues
[Tax Code Section 5.103(17)]
1. Compliance with the Law, Integrity, and Impartiality

ARB members must comply with the law and always act in a manner that promotes
public confidence in the integrity and impartiality of the ARB.
2.

Patience and Courtesy

ARB members must be patient, dignified and courteous to parties appearing before the
ARB.
3. Bias or Prejudice
ARB members must perform their ARB duties without bias or prejudice.
4.

Confidential Information

ARB members must not disclose or use confidential information acquired in the
performance of ARB duties for any purpose unrelated to ARB duties.
5. Required Contents That Vary By ARB
ARB model hearing procedures must comply with Comptroller Rule 9.805 concerning
ARB evidence exchange and retention and audiovisual equipment requirements. The
rule requires that ARB procedures include specific items that may vary by ARB. The
rule addresses:
•

the manner and form, including security requirements, in which a person must
12

•
•

provide the other party with evidentiary materials the person intends to offer or
submit to the ARB for consideration at the hearing on a small, portable,
electronic device;
how to retain the evidence as part of the ARB's hearing record; and
the audiovisual equipment provided by an appraisal district, if any, for use by a
property owner or the property owner's agent.

This section of the ARB's hearing procedures must address each item required in
Comptroller Rule 9.805.

January 1,2022
Property Tax Assistance Division
Texas Comptroller of Public Accounts
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Glenn Hegar
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Property Tax Law Deadlines
This calendar shows important property tax deadlines for appraisal districts, taxing units and
property owners. Unless otherwise noted, all sections are Tax Code citations.
Tax Code Section 1.06 provides that "[i]f the last day for the performance of an act is a
Saturday, Sunday, or legal state or national holiday, the act is timely if performed on the next
regular business day." The deadlines shown in this calendar reflect dates as they are provided
in the law without any adjustment for an extension that might be applicable. Contact your local
appraisal district or tax office if a due date falls on a weekend or holiday. To the extent that you
need or want legal advice or seek an interpretation of statutory provisions, you should contact
an attorney.
This information is provided by the Texas Comptroller of Public Accounts as a public service
and is intended to be used solely for informational purposes. The information neither
constitutes nor serves as a substitute for legal advice. To obtain professional assurance
regarding the issues addressed herein, the services of a competent professional should be
sought.
T
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Property Tax Law Deadlines

1

• Date that taxable values (except for inventories app

•
•

•
•

•
•

2
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raised Sept. 1) and qualification for certain exempti
ons are determined for the tax year (Secs. 11.42(a),
23.01(a), 23.12(f).
Date a tax lien attaches to property to secure paym
ents of taxes, penalties and interest that will be imp
osed for the year (Sec. 32.01(a».
Date that members of county appraisal district (CA
D) boards of directors begin two-year terms; half th
e members begin two-year terms if the CAD has sta
ggered terms (Secs. 6.03(b), 6.034(a)and(e».
Date that half of appraisal review board (ARB) mem
bers begin two-year terms and that ARB commissio
ners begin one year terms (Sec. 6.41(d-8».
Date by which ARB commissioners, if appointed in t
he county, are required to return a list of proposed
ARB members to the local administrative district jud
ge (Sec. 6.41(d-7».
Deadline for chief appraisers to notify the Comptroll
er's office of eligibility to serve as chief appraisers
(Sec. 6.05(c».
Date the temporary exemption for qualified property
damaged by disaster expires as a qualified property
of the first tax year in which the property is reapprai
sed under Sec. 25.18 (Sec 11.35(k».

• Date rendition period begins(Sec. 22.23(a».
• If a tax bill from the previous year is mailed after thi
s date, the delinquency date is postponed (Sec. 31.
04(a».

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php
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Property Tax Law Deadlines

• Deadline for the Comptroller's office to publish the p
reliminary Property Value Study (PVS) findings, cert
ify findings to the Texas Education Commissioner, a
nd deliver findings to each school district (Gov't Co
de Sec, 403.302(g))
NOTE: A qualified school district or property owner
may protest preliminary findings by filing a petition
with the Comptroller not later than the 40th day afte
r the date (whether Jan. 31 or an earlier date) on w
hich the Comptroller's findings are certified to the T
exas Commissioner of Education (Gov't Code Sec.
403.303(a».
• Last day for chief appraiser to deliver applications f
or agricultural designation and exemptions requiring
annual applications (Secs. 11.44(a», 23.43(e)).
• Last day for disabled or age 65 or older homeowner
s or disabled veterans and their surviving spouses
qualified for Sec. 11.22 exemptions to provide notic
e of intent to pay by installment and pay the first ins
tallment of homestead property taxes if the delinqu
ency date is Feb. 1. Other delinquency dates have
different installment notice and payment deadlines.
This deadline also applies to partially disabled veter
ans and their surviving spouses with homesteads d
onated from charitable organizations (Sec. 31.031
(a-1».
• Last day for homeowners or qualified businesses w
hose properties were damaged in a disaster within
a designated disaster area to pay the first installme
nt for taxes with Feb. 1 delinquency dates if using i
nstallment payment option. Other delinquency date
s have different notice and payment deadlines (Se
c. 31.032(b».
• Last day for a CAD to give public notice of the capit
alization rate to be used in that year to appraise pro
perty with low- and moderate-income housing exem
ption (Sec. 11.1825(r)).

... February
February
1

•

•
•

•

https:llcomptroller.texas.gov/taxes/property-taxlcalendarsldeadlines.php

Last day for motor vehicle, vessel and outboard mot
ors, heavy equipment and manufactured housing d
ealers to file dealer's inventory declarations (Secs.
23.121(f), 23.124(f), 23.1241(f), 23.127(f».
Date that taxes imposed the previous year become
delinquent if a bill was mailed on or before Jan. 10
of the current year (Secs. 31.02(a), 31.04(a».
Rollback tax and interest for change of use of t-d, 1
-d-1, timber, and restricted-use timber land become
delinquent if taxing unit delivered a bill to the owner
at least 20 days before this date (Secs. 23.46(c), 2
3.55(e), 23.76(e), 23.9807(f».
Deadline for chief appraisers in certain counties to
provide notice regarding the availability of agreeme
nt forms authorizing electronic communication, on 0
r before this date (or as soon as practicable) Sec. 1.
085(h)).

3/12

1117122,9:38 AM

Property Tax Law Deadlines

15

• Last day for tax collector to disburse motor vehicle,
vessel and outboard motor, heavy equipment and
manufactured housing inventory taxes from escrow
accounts to taxing units (Secs. 23.122(k), 23.1242
0), 23.125(k), 23.1280))·
28
(29 if a leap year)

• Last day to request separate appraisal for interest i
n a cooperative housing corporation (Sec. 23.19
(c)).

March

T

March

31

• Last day for taxing units' second quarterly payment
for the current year CAD budget (Sec. 6.06(e)).

• Last day for disabled or age 65 or older homeowner

•

•

T

s or disabled veterans and their surviving spouses
qualified for Sec. 11.22 exemptions to pay second i
nstallment on taxes with Feb. 1 delinquency dates.
Other delinquency dates have different installment
payment deadlines. This deadline also applies to p
artially disabled veterans and their surviving spouse
s with homesteads donated from charitable organiz
ations (Sec. 31.031(a) and (a-1)).
Last day for homeowners or qualified businesses w
hose properties were damaged in a disaster area to
pay second installment on taxes with Feb. 1 delinqu
ency dates. Other delinquency dates have different
installment payment deadlines (Sec. 31.032(a) and
(b)).
Last day for qualified community housing developm
ent organizations to file listing of property acquired
or sold during the past year with the chief appraiser
(Sec. 11.182(i)).

April

April
1

• Last day for qualifying local governments to submit

•

•

•

https:/Icomptroller.texas.gov/taxes/property-taxlcalendarsJdeadlines.php

completed applications to the Comptroller's office to
receive disabled veterans assistance payments for
previous fiscal year (Local Gov't Code Sec. 140.011
(e)).
Last day (or as soon as practicable thereafter) for c
hief appraiser to mail notices of appraised value for
single-family residence homestead properties (Sec.
25.19(a)).
Last day (or as soon thereafter as practicable) for c
hief appraiser to deliver a clear and understandable
written notice to property owner of a single-family re
sidence that qualifies for an exemption under Sec. 1
1.13 if an exemption or partial exemption that was a
pproved for the preceding year was canceled or red
uced for the current year (Sec. 25.193(a)).
Last day for the chief appraiser to notify the taxing
units of the form in which the appraisal roll will be pr
ovided to them (Sec. 26.01(a)).

4/12

1117122,9:38 AM

15

Property Tax Law Deadlines

• Last day to file renditions and property reports on m
ost property types. Chief appraiser must extend dea
dline to May 15 upon written request (Sec. 22.23(a)
and (b)).
NOTE: The Comptroller and each chief appraiser ar
e required to publicize the legal requirements for fili
ng rendition statements and the availability of the fo
rms in a manner reasonably designed to notify all pr
operty owners of the law (Sec. 22.21). Chief apprai
sers need to check with their legal counsel to deter
mine the manner and timing of this notice to meet t
he legal requirement.

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

5/12

1117122, 9:38 AM

30

Property Tax Law Deadlines

• Last day for property owners to file these applicatio
ns or reports with the CAD:
o Some exemption applications (Sec. 11.43{d»
*
o Notice to chief appraiser that property is no I
onger entitled to an exemption not requiring
annual application (Sec. 11.43{g»;
o Certain applications for special appraisal or n
otices to chief appraiser that property no Ion
ger qualifies for 1-d agricultural land, 1-d-1 a
griculturalland, timberland, restricted-use tim
berland, recreational-park-scenic land and p
ublic access airport property (Secs. 23.43{b),
23.54{d) and (h), 23.75{d) and (h), 23.84{b)
and (d), 23.94{b) and (d), 23.9804{e) and
o
o

o»
Railroad rolling stock reports (Sec. 24.32{e»;

Requests for separate listing of separately 0
wned land and improvements {Sec. 25.08
(c»;
o Requests for proportionate taxing of a plann
ed unit development association property (S
ec.25.09{b»;
o Requests for separate listing of separately-o
wned standing timber and land {Sec. 25.10
(c»;
o Requests for separate listing of undivided int
erests (Sec. 25.11(b»; and
o Requests for joint taxation of separately own
ed mineral interests (Sec. 25.12(b».
• Last day for chief appraiser to certify estimate of the
taxable value for counties, municipalities, and scho
01 districts (counties and municipalities can choose t
o waive the estimate) (Sec. 26.01(e) and (f». A sch
001 district with a fiscal year beginning July 1 may u
se this certified estimate when preparing the notice
s of public meetings to adopt the budget and discus
s the proposed tax rate (Educ. Code Sec. 44.004(g)

-0»·

• Last day to file rendition statements and property re
ports for property regulated by the Texas Public Utili
ty Commission, Texas Railroad Commission, federa
I Surface Transportation Board or the Federal Ener
gy Regulatory Commission. Chief appraiser must e
xtend deadline to May 15 upon written request (Se
c. 22.23(d».
• Last day for property owners to file applications for
allocation under Secs. 21.03, 21.031,21.05 or 21.0
55. For good cause, chief appraiser shall extend de
adline up to 30 days. Other deadlines apply if the pr
operty was not on the appraisal roll in the previous
year. (Sec. 21.09{b».
*Exemption applications for cemeteries, certain charitable organizations, religious organizations, private schools, nonpro
fit water supply or wastewater service corporations and other nonprofit organizations must be filed within one year of ac
quiring the property (Secs. 11.42{d) and 11.43{d». Unless birth date information has been provided to the CAD, persons
who become age 65 or qualify as disabled during a tax year must apply for the applicable homestead exemptions within
one year of qualifying (Sec. 11.43{k) and (m» .

... May

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

6/12

11/7122 , 9·38
. AM

Property Tax Law Deadlines

1

• Last day (or as soon as practicable thereafter) for c

•

hief appraiser to mail notices of appraised value for
properties other than single-family residence homes
teads (Sec. 25.19(a)).
Last day (or as soon thereafter as practicable) for c
hief appraiser to deliver a clear and understandable
written notice to the property owner of residence ho
mestead property that does not qualify for an exem
ption under Sec. 11.13 if an exemption or partial ex
emption that was approved for the preceding year
was canceled or reduced for the current year (Sec.
25.193(a)).

1-14

•

Period to file resolutions with chief appraiser to cha
nge CAD finance method (Sec. 6.061(c)).

1·15

• Period when chief appraiser must publish notice ab
out taxpayer protest procedures in a local newspap
erwith general circulation (Sec. 41.70(a) and (b)).
NOTE: Chief appraisers must annually publicize pro
perty owner rights and methods to protest to the AR
B (Sec. 41.41(b)). Chief appraisers should consult I
egal counsel on the manner and timing to fulfill this
requirement.
2

• Beginning of time period when taxing units must not
ify delinquent taxpayers that taxes delinquent on Ju
Iy 1 will incur additional penalty for attorney collectio
n costs at least 30 days and not more than 60 days
before July 1. Period ends on June 1 (Sec. 33.07
(d)).
15

•

•

•
•

Deadline for ARBs to adopt ARB hearing procedure
s; adopted hearing procedures must be submitted t
o PTAD within 15 days of adoption (Sec. 41.01(c) a
nd (d)).
Last day to file renditions and property reports for m
ost property types if an extension was requested in
writing. Chief appraiser may extend deadline an ad
ditional 15 days for good cause (Sec. 22.23(b)).
Date (or as soon as practicable thereafter) for chief
appraiser to prepare appraisal records and submit t
o ARB (Secs. 25.01(a), 25.22(a)).
Last day to file most protests with ARB (or by 30th
day after notice of appraised value is delivered, whi
chever is later) (Sec. 41.44(a)(1)).

19

• Last day for chief appraiser to determine whether a
sufficient number of eligible taxing units filed resolut
ions to change CAD's finance method (Sec. 6.061
(d)).
24

• Last day for chief appraiser to notify taxing units of
change in the CAD's finance method (Sec. 6.061
(d)).
https:llcomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

7/12

1117122,9:38 AM

Property Tax Law Deadlines

31
• Last day for taxing units to file challenges with ARB
{or within 15 days after the date the appraisal recor
ds are submitted to ARB (whichever is later) (Sec. 4
1.04).
• Last day for disabled or age 65 or older homeowner
s or disabled veterans and their surviving spouses
qualified for Sec. 11.22 exemptions to pay third inst
aliment on taxes with Feb. 1 delinquency dates. Ot
her delinquency dates have different installment pa
yment deadlines. This deadline also applies to parti
ally disabled veterans and their surviving spouses
with homesteads donated from charitable organizati
ons (Sec. 31.031{a) and (a-1)).
• Last day for homeowners and qualified businesses
whose properties were damaged in a disaster area
to pay third installment on taxes with Feb. 1 delinqu
ency dates. Other delinquency dates have different
installment payment deadlines (Sec. 31.032{a) and
(b)).
• Last day for a religious organization that has been
denied an 11.20 exemption because of its charter to
amend the charter and file a new application (or bef
ore the 60th day after the date of notification of the
exemption denial, whichever is later) {Sec. 11.421
(b)).
• Last day for taxing unit to take official action to exte
nd the date by which aircraft parts must be transpor
ted outside the state after acquired or imported to u
p to 730 days for the aircraft parts to be exempt fro
m taxation as freeport goods for the current and su
bsequent tax years {Sec. 11.251(I)).

... June
June
14

• Last day for chief appraiser to submit proposed bud
get for next year to CAD board and taxing units (unl
ess taxing units have changed CAD's fiscal year) (S
ec. 6.06{a) and (i)).

15

• Last day (or the 60th day after the date on which th
e chief appraiser delivers notice to the property own
er under Sec 22.22, if applicable) for chief appraise
rs to accept and approve or deny late-filed freeport
exemption applications {Sec. 11.4391(a)).

16

• Beginning date that CAD board may pass resolutio

n to change CAD finance method, subject to taxing
units' unanimous approval. Period ends before Aug.
15 {Sec. 6.061(a)).

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

8/12

1117122,9:38 AM

Property Tax Law Deadlines

30
• Last day to pay second half of split payment for tax
es imposed last year (Sec. 31.03(a».
• Last day for taxing units' third quarterly payment for
CAD budget for the current year (Sec. 6.06(e».
• Last day to form a taxing unit to levy property taxes
for the current year (Sec. 26.12(d».
• Last day for taxing units to adopt local option perce
ntage homestead exemptions (Sec. 11.13(n».
• Last day for a private school that has been denied
an 11.21 exemption because of the charter to amen
d the charter and file a new application (or the 60th
day after the date of notification of the exemption d
enial, whichever is later) (Sec. 11.422(a)(1».
T

July

July
1

• Date that delinquent taxes incur total 12 percent pe
nalty (Sec. 33.01(a».
• A taxing unit or CAD may provide that taxes that be
come delinquent on or after Feb. 1 of a year but not
later than May 1 of that year and that remain delinq
uent on July 1 of the year in which they become del
inquent incur an additional penalty to defray costs 0
f collection, if the unit or CAD or another unit that co
lIects taxes for the unit has contracted with an attor
ney to enforce the collection of delinquent taxes (S
ec. 33.07(a».
NOTE: Taxing units and CADs that have imposed t
he additional penalty for collection costs under Sec.
33.07 may provide for an additional penalty for attor
ney collection costs of taxes that become delinquen
t on or after June 1 under Secs. 26.07(f), 26.15(e),
31.03, 31.031,31.032, 31.04, or 42.42. The penalty
is incurred on the first day of the first month that be
gins at least 21 days after the date the collector sen
ds the property owner a notice of delinquency and
penalty (Sec 33.08(a) and (cj).

• Last day for review and protests of appraisals of rail
road rolling stock values (or as soon as practicable
thereafter); once the appraised value is approved, t
he chief appraiser certifies to the Comptroller's offic
e the allocated market value (Secs. 24.35(b), 24.3
6).

20
• Date ARB must approve appraisal records, but may
not do so if more than 5 percent of total appraised v
alue remains under protest. The board of directors
of a CAD in a county with a population of 1 million 0
r more may postpone the deadline to Aug. 30 or inc
rease the threshold percentage from 5 to 10 percen
t of the appraised value of properties not under prot
est (Sec. 41.12(a)-(c».

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

9/12

1117122, 9:38 AM

25

Property Tax Law Deadlines

• Last day for Comptroller's office to certify apportion

ment of railroad rolling stock value to counties, with
supplemental records after that date (Secs. 24.38,
24.40).
Last day for chief appraiser to certify appraisal roll t
o each taxing unit {Sec. 26.01(a)).
Last day for chief appraiser to prepare and certify to
the assessor for each taxing unit an estimate of the
taxable value of the property if the ARB has not app
roved the appraisal records by July 20 {Sec. 26.01
(a-1)).

•
•

31

• Last day for disabled or age 65 or older homeowner

•

•
T

s or disabled veterans and their surviving spouses
qualified for Sec. 11.22 to pay fourth installment on
taxes with Feb. 1 delinquency dates. Other delinqu
ency dates have different installment payment dead
lines. This deadline also applies to partially disabled
veterans and their surviving spouses with homestea
ds donated from charitable organizations {Sec. 31.0
31(a-1)).
Last day for homeowners and qualified businesses
whose properties were damaged in a disaster area
to pay fourth installment on taxes with Feb. 1 delinq
uency dates. Other delinquency dates have differen
t installment payment deadlines (Sec. 31.032{b)).
Last day for property owners to apply for Sept. 1 inv
entory appraisal for the next year (Sec. 23.12{f)).

August

August
1

7

•

• Date taxing units (other than school districts, small t

•

14

axing units and water districts) must publicize no-ne
w-revenue and voter-approval tax rates, unencumb
ered fund balances, debt obligation schedule and ot
her applicable items (or as soon as practical thereat
ter) (Secs. 26.04{e) and (e){1), 26.052{b) and Wate
r Code Secs. 49.107{g), 49.108{t)).
Date chief appraisers must deliver a notice to each
property owner in the appraisal district stating the e
stimated amount of property taxes may be found in
the property tax database required by Tax Code Se
ction 26.17 (or as soon thereafter as practicable) (S
ec.26.04{e-2)).

• Last day for CAD board to pass resolution to chang
•

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

Date taxing unit's assessor submits appraisal roll a
nd date that collector submits collection rate estimat
e for the current year to the governing body (or soo
n after as practical) (Sec. 26.04{b)).

e CAD finance method, subject to taxing unit's unan
imous consent (Sec. 6.061(a)).
Last day for CAD board to pass resolution to chang
e number of directors, method for appointing, or bot
h, and deliver the resolution to each taxing unit (Se
c.6.031(a)).
10/12

1..;1

1117122 9'38 AM

15

Property Tax Law Deadlines

• Deadline for Comptroller's office to certify final PVS

findings to Education Commissioner except as provi
ded (Comptroller Rule Sec. 9.4317(d».

30

• Date ARB must approve appraisal records for CAD

s in counties with populations of 1 million or more w
here the board of directors has postponed the dead
line from July 20 (Sec. 41.12(c)(1».

31

• If a tax bill is returned undelivered to a taxing unit b

•

•

•

y the United States Postal Service, a taxing unit mu
st waive penalties and interest if the taxing unit doe
s not send another tax bill at least 21 days before th
e delinquency date to the current mailing address f
urnished by the property owner and the property ow
ner establishes that a current mailing address was f
urnished to the CAD for the tax bill before Sept. 1 of
the year in which the tax is assessed (Sec. 33.011
(b)(1
Last day taxing units may file resolutions with the C
AD board to oppose proposed change in the CAD fi
nance method (Sec. 6.061(a».
Last day for taxing unit entitled to vote for appointm
ent of CAD directors to file a resolution opposing a
change by the CAD board in the number and select
ion of directors (Sec. 6.031(a».
Deadline to file form with chief appraiser and collect
or to elect not to be treated as a motor vehicle inve
ntory dealer for the next tax year, if eligible (Sec. 2
3.121(a)(3)(D)(iii».

»

~ September
September
1

• Date that taxable value of inventories may be deter
mined at property owner's written option (Sec. 23.1
2(f».
14

• Last day for CAD board to adopt CAD budget for th
•

•

https:/Icomptroller.texas.gov/taxes/property-taxlcalendars/deadlines.php

e next year, unless a district has changed its fiscal y
ear (Sec. 6.06(b) and (i».
Last day for CAD board to notify taxing units in writi
ng if a proposal to change a finance method by taxi
ng units' unanimous consent has been rejected (Se
c.6.061(a».
Last day for CAD board to notify taxing units in writi
ng if a proposal to change the number or method of
selecting CAD directors is rejected by a voting taxin
g unit (Sec. 6.031(a».

11/12

1117122,9:38 AM

Property Tax Law Deadlines

29
• Last day for taxing units to adopt tax rate for the cur
rent year, or before the 60th day after the date the c
ertified appraisal roll is received by a taxing unit, wh
ichever is later. Failure to adopt by these required d
ates results in a unit adopting the lower of its no-ne
w-revenue tax rate for this year or last year's tax rat
e; unit's governing body must ratify new rate within f
ive days of establishing rate (Sec. 26.05(a) andlcl),

30

• Last day for taxing units' fourth quarterly payment f
or CAD budget for the current year (Sec. 6.06(e».

October

T

October
1

T

• Date tax assessor mails tax bills for the year (or sao
n after as practical) (Sec. 31.01(a».

November

November

30

T

• First half of split payment of taxes is due on or befor
e this date (Sec 31.03(a».

December

December
1-31

31

• Time when appraisal office may conduct a mail surv
ey to verify homestead exemption eligibility (Sec. 1
1.47(a».

•
•

https:/Icomptroller.texas.gov/taxes/property-tax/calendars/deadlines.php

Last day for taxing units' first quarterly payment for
CAD budget for next year (Sec. 6.06(e».
Last day for taxing units to take official action to tax
goods-in-transit for the following tax year (Sec. 11.2
53U»·
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Preliminary Budget Summary
Brewster County Appraisal District
JANUARY 2023 to DECEMBER2023

2017-2018
Actual

2018-2019
Actual

Oct 2019-Dec 2020 Jan 2021-Dec2021
Budget
Budget

JAN 2022-DEC 2022

JAN 2023-DEC 2023

Income

$
$

Tax Units
Misc. Inc

450,130
1,490

$
$

521,392

Retained Income
451,620

Total
Legal Notices

$

Appraisal Review Board

S

Legal/Audit

$
$
$
$
$
$
$
$

Building Expense
Computer

Software-Maps

Contract Services
Dues and Subscriptions
Education
Equipment

for field work

Legal Fees

5,376
1,974
6,000
12,850
34,370
22,208
3,808
21,035
1,604

521,392

S
S
$
$

S
S
$
$
$
$

4,000
3,000
8,000
12,250
35,900
35,500
2,000
20,000

$
$
$
$

553,738
1,500
115,000
670,238

$
$

$

5,000
3,000
8,000
15,500
50,000
40,000
4,000
25,000
17,000
10,000

$

S
$
$
$
$
$
$
$
$

S
$
$
$
$
$
$
$
$

600,316 $
1,500 $
0
601,816

559,252
1,500

S

7,000
1,500
8,000
12,850
55,192
27,000
4,000
18,000

7,000
3,000
8,000
12,850
68,000
40,000
4,000
18,000
17,000
10,000

$

S
$
$
$
$
$

$
$

560752

646,229.00
1,500
647,729.00

$
$
$
$
$
$
$
$

10,000

8,000
2,000
8,000
12,850
77,212
28,000
4,250
18,000
10,000

Personnel Costs
Salaries

$

Social Sec./Med

S

Retirement

$
$

Health Ins

225,593
18,514
22,857
57,149

271,596
20,800
14,900
59,000

Workers Camp, etc
Postage-Mailing

costs

Supplies

7,280
5,399

$
$

12,000
6,000

1,224
2,446
3,076
452,763

$
$
$
$

4,000
500
5,250
514,696

Social Sec/MC
5,122
$
4,176
$
3,546
$
3,388
$
2,679
S
2,640
S
2,295
$
23,845
$

$
$
$
$
$
$
$
$

$
$

S
$
$
$
$

311,705
23,845
15,585
75,000
1,800
15,000
7,500

268,000
20,502
15,585
56,884
2880
15,000
10,000

$
$
$
$
$
$

S

282,500
21,611
22,035
56,884
2,880
12,000
7,000

8,000
700
6,600
592,001

$
$
$
$

5,000
700
6,600
560,752

$
$

S

311,705
23,845
15,585
81,522
3,360
19,000
10,000

$
$
$
$

7,000
700
6,700
647,729

S
$
$
$

Vehicle Expense
Fuel, Repairs and Maintenance

Insurance
Telephone-Internet
Total

Position
Chief Appraiser
Deputy Chief Appraiser

Appraiser-Data Entry
Appraiser-Bookkeeper
Appraiser-Data Entry
Appraiser-Data Entry
New Employee

$
$
$
$
$
$
$
$

Salaries
66,950
54,590
46,350
44,290
35,020
34,505
30,000
311,705

5,500
700
6,600
640,736

Retirement

3,348
2,730
2,318
2,215
1,751
1,725
1,500
15,585

$
$
$
$
$
$

S
$

Health Ins.
11,646
11,646
11,646
11,646
11,646
11,646
11,646
81,522

S
S
S
$

Misc. Emp. Tax
480
480
480
S
$
480
$
480
$
480
$
480
3,360
$

$
$

INCOME EXPLANATIONS

o
This amount is calculated after taking the budgeted

2017-2018
450,130

S

Tax Unit Payments

amount of expenses and subtracting

2018-2019
521,392

S

any anticipated

Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN 2022-0EC 2022
JAN2023-0EC 2023
S
553,738
605676 S
559,252 S
646,229.00

income such as interest

earned or copy costs or other fees paid by the public.

Misc. Income

2017-2018

S
The District invests its funds and receives a small amount

of interest.

Retained Income

2017-2018

S

2017-2018
2018-2019
S
1,490 S

Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN 2022-DEC 2022 JAN 2023-DEC 2023
S
1,500
1500
1500
1500

Also income from copies of public information.

2017-2018

S

2018-2019

S

Oct 2019-Dec 2020
S
115,000

JAN 2022-DEC 2022

JAN 2023-DEC 2023

EXPENSE EXPLANATIONS

LegalNotices

2017-2018
5376

2018-2019 Oct 2019-Oec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
4000
5000
7000 $
7,000 $
8,000

Advertising expenseis to cover required state advertisments in the local paper for notices of exemptions,
public hearing on budget, and notice of protest publication. All of these notices are required by the Property
Tax Code.

Appraisal Review Board

2018-2019 Oct 2019-Oec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
3000
3000 $
1,500 $
2,000
3000

2017-2018
1974

The appraisalreview board is a group of citizenswho hear protests of property owners. Theyare
appointed by the Board of Directors for two year terms and are paid $100 per day or $50/half day of service. In
addition, they are required by state law to attend training sessionsfor which they are paid per diem
and travel costs.

Audit

2018-2019 Oct 2019-Oec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
8000
8000
8000 $
8,000 $
8,000

2017-2018
6000

The District funds are required to be audited annually by state law. The audit must be completed
within 150 daysof the end of the fiscal year. Copiesof the audit are distributed to the tax units
which pay the costs of the District operations. The Boardof Directors may distribute excessfunds
backto the tax units as a refund in proportion to the way those funds were paid.

Recurring Building Expenses

2018-2019
Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
2017-2018
12,850
12,250 $
15,500
12850 S
12,850 $
$
12,850 S

This account is for rent, utilities, and cleaning, The fees are paid monthly to Brewster County,

Computer Software-Maps

2017-2018
2018-2019
Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN 2022-DEC2022 JAN2023-DEC2023
34370
35900
50000
68000 $
55,192 $
77,212

Harris-TrueAutomation is a state-wide software provider for appraisaldistricts and tax collections offices. The software
calculatesand producesappraisalvaluesfor each parcel usingwhat is called a Computer AssistedMassAppraisal
Software system, Theyalso provide mapping servicesto the District.

Contract Services

2017-2018
2018-2019
Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
22208
35500
40000
40000 $
27,000 $
28,000

This account includes utility and complex property appraisals. The company providing these services
isT. Y. Pickett,a state-wide professionalappraisalcompany. Also,this account provides guidanceon appraisals,
mentaring of Ms. Flores,assistancewith corrections of Methods and AssistanceAudit, staff training on
field work done by appraisers,and integration of updated schedulesinto the CAMAsystem. These
servicesare provided by Western Valuation and Consulting,LlC from Abilene.
Dues and Subscriptions

2017-2018
2018-2019
Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
4,250
3808
2000
4000
4000 $
4,000 $

This accountcovers membership in professionalorganizationsand payslicensefees for the registrants
in the office. The District is a member of the TexasAssociationof AppraisalDistricts The organization
provides classesand training for appraisaldistrict employeesat reduced rates. All appraisersare required
to be licensedby the TexasDepartment of licensing and Regulation. The District paystheir annual licensefee.
Education

2017-2018
2018-2019
Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
21035
20000
25000
30000 $
18,000 $
18,000

This accountcoversthe cost of tuition, travel, and per diem costs for employeesto attend required
schooling.
Equipment-field work

2018-2019

2017-2018

Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022
17000
17000

JAN2023-DEC2023

The District is planning to purchasesoftware and hardware to do data entry in the field. iPadsare used asentry devices
The information is uploadedto the Cloudand imported directly into the computer systemwithout data entry, saving
significant time and expense. It also improves accuracy. Picturesof improvements are updated while in the field and
are also directly imported into the computer system without additional human intervention.
LegalFees

2017-2018

2018-2019

o
This account is to pay for litigation costs. We haveone lawsuit that will likely go to trial in 2022 as well
as payingthe cost of a fee appraiserto be an expert witness in the case. An increasein litigation
is likely ascommercial appraisalsare brought up to realistic market values

o

Oct 2019-Dec 2020 Jan 2021-Dec 2021 JAN2022-DEC2022 JAN2023-DEC2023
10000
10000 $
10,000 $
10,000

Salaries

2017·2018
2018·2019
Oct 2019·0ec 2020 Jan 2021·0ec 2021 JAN2022·DEC2022 JAN2023·DEC2023
225593
271596
311705
268000 $
282,500 $
311,705

This covers the salaries of the seven people in the

office.

2017·2018
2018·2019
Oct 2019·Dec2020 Jan zcai-oee 2021 JAN2022·DEC2022 JAN2023·DEC2023
18514
20800
23845
20502 $
21,611 $
23,845

Social Sec./Med

This accounts funds the appraisal district part of social security and medicare tax.

Retirement

2017·2018
2018·2019
Oct 2019·Dec2020 Jan 20ll·Dec 2021 JAN2022·DEC2022 JAN2023·DEC2023
14900
14900
15585
13400 $
22,035 $
15,585

The District is a member of the Texas County and District Retirement
the employees,

7% is withheld

trom salaries and matched

systems and is a Defined Contribution

System which invests contributions

Plan.

2017·2018
2018·2019
Oct 2019·Dec2020 Jan zcai-oee 2021 JAN2022·DEC2022 JAN2023·DEC2023
75000
56884 $
56,884 S
81,522
57149
59000

Health Ins

This account funds a health care program for the employees.
care industry, this amount
Workers

reflects current

With the uncertainty

of the health

spending plus a contengency.

2017·2018

Comp, etc

2018·2019

o
Worker's

on behalf of

by the District. TCDRS is one ot the four state retirement

0

Oct 2019·Dec2020 Jan zezr-oee 2021 JAN2022·DEC2022 JAN2023·DEC2023
1800
2880 S
2,880 $
3,360

Camp Insurance and other minor employee costs are included in this category

Oct 2019·Dec2020 Jan aczr-oee 2021 JAN2022·DEC2022 JAN2023·DEC2023
2018·2019
2018·2019
7280
12000
15000
15000 S
12,000 S
19,000

Postage·Mailing costs

This covers postage costs for the mailing of notices and other required

mailings.

The amount increased in 17-18

to pay for a mailing service that prepares the notices and mails them out.

t and new mailing requirments

Supplies

2017·2018
2018·2019
Oct 2019·Dec2020 Jan zcai-cee 2021 JAN2022·DEC2022 JAN2023·DEC2023
5399
6000
7500
10000 $
7,000 S
10,000

This account pays for copy and printing

paper, pens, clips, and other office supplies.

2017·2018
2018·2019
Oct 2019·Dec2020 Jan 20ll·Dec 2021 JAN2022·DEC2022 JAN2023·DEC2023
1224
4000
5500
8000 S
5,000 S
7,000

Fuel, Repairs and Maintenance

This account pays for fuel, oil changes, tires, and any other maintenance

on the truck.

2017·2018
2018·2019
Oct 2019·Dec2020 Jan 20ll·Dec 2021 JAN2022·DEC2022 JAN2023·DEC2023
700
2446
500
700
700 S
700 S

Insurance

The truck is insured through
to government

due to the legeslative session.

the Texas Municipal

league which offers very low prices for insurance

entities.

2017·2018
2018·2019
Oct 2019·Dec2020 Jan zczi-eee 2021 JAN2022·DEC2022 JAN2023·DEC2023
3076
5250
6600
6600 S
6,600 $
6,700

Telephone·lnternet

This item covers the cost of telephone

and long distance and connection

with the Internet

ALLOCATION

OF BUDGET TO TAX UNITS

Tax Unit
Brewster

County

City of Alpine
Alpine ISO
Marathon

ISO

San Vicente ISO

$
$

s
s
$

Big Bend Regional Hasp

s
s

Totals

$

Terlingua

ISO

2021 Levy
4,257,733
1,991,863
7,899,464
1,080,554
89,759
972,967
982,638
17,274,978

% Total Levy
0.2465
0.1153
0.4573
0.0626
0.0052
0.0563
0.0569
1.0000

Each Payment
Total Cost
159,292 s
39,823
74,520
18,630
$
s 295,538 $ 73,885
40,426
10,107
$
3,358 $
840
$
36,401 $
9,100
$
36,763 $
9,191
$
$646,299

s

s
s

