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I. EXECUTIVE SUMMARY

TAX CODE REQUIREMENT

Passage of S. B. 1652 amended the Tax Code to require a written biennial
reappraisal plan. The following details the changes to the Tax Code:

The Written Plan
Section 6.05, Tax Code, is amended by adding Subsection (i) to read as follows:

(1)

Pl for

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 10t 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 1 of each even numbered year, the
board shall complete its hearings, make any amendments, and by
resolution finally approve the plan. Copies of the approved plan
shall be distributed to the presiding officer of the governing body of
each taxing unit participating in the district and to the comptroller
within 60 days of the ap roval date.

rio ‘c r’ a

Subsections (a) and (b), Section 25.18, Tax Co e, are amended to read as

follows:

(a)

(b)

Each appraisal office shall implement the plan for periodic
reappraisal of

property approved by the board of directors under Section 6.05 (i).
The plan shall provide for the following reappraisal activities for all
real

an_personal prope i the district at least once eve three

years:

(1)  Identifying properties to be appraised through physical
inspection

or by other reliable means of identification, including deeds
or other le al documentation eri | hoto ra hs land-
based hoto ra hs surve s ma s and ro ert sketches
(2)  Identifying and updating relevant characteristics of each

property
in the appraisal records:;




(3)  Defining market areas in the district;
(4) Identifying property characteristics that affect property value
in
each market area, including:
(A)  The location and market area of the property;
(B) Physical attributes of property, such as size, age,
and
condition;
(C) Le al and economic attributes' and
(D) Easements, covenants, leases, reservations,
contracts, ecla atio s, special assessmen s,
ordinances, or legal restrictions;
(5) Developing an appraisal model that reflects the relationship
among
the property characteristics affecting value in each market
area and determines the contributio of individual o
characteristics;
(6)  Applying the conclusions reflected in the model to the
characteristics of the properties being appraised; and
(7) Reviewin the a raisal results to determine value.

I REVALUATION POLICY - (REAPPRAISAL CYCLE)

T e Greg County Appraisal District oard of irectors, by approval of this
2015/2016 reappraisal plan, and by the recommendation of the Chief Appraiser,
adopts the policy that GCAD reappraise all property in the district each year,
therefore both 20 5an 2016 arerea r is lye s.

Il REAPPRAISAL YEAR ACTIVITIES

A. Performance Analysis - in each tax year, 2015 and 2016, the previous
tax year's equalized values are analyzed with ratio studies to determine
appraisal accuracy and appraisal uniformity overall and by market area with'n
state property reporting categories. Ratio studies are conducted in compliance
with the current Standard on Ratio Studies from the International Association of
Assessing Officers. Mean, median, and weighted mean ratios are calculated for
properties in each reporting category to measure the level of appraisal (appraisal
accuracy), by property reporting category. In each appraisal year this analysis is
used to de elop t e starting point for establishing the ievei and accuracy of
appraisal performance.



The Gregg County Appraisal District conducts ratio reports at specific dates
during each appraisal cycle. These reports are run post certification, at year
end, prior to and during valu schedul analysis, and again post schedule
implementation.

Attachment #4, the 2014 “Mass Appraisal Report”, contains a copy of the
2014 post schedule implementation Ratio Report.

Attachment #1, the 2015 and 2016 GCAD Appraisal Calendars, sh w
scheduled dates of each ratio report/analysis.

B. Analysis of Available Resources - staffing and budget requirements
for tax year 2015 are detailed in the 2015 appraisal district budget, as adopted
by the board of directors and attached to the written biennial plan by reference.

his reappraisal plan is adjusted to reflect the available staffing in tax year 20
and the anticipated staffing for tax year 2016. Staffing will impact the cycle of
real property re-inspection and personal property on-site review that can be
accomplished in the 2015-2016 time period.

Existing appraisal practices, which are continued from year to year, are identified
and met ods utilized to keep these practices current are specified. Real
property appraisal depreciation tables and cost new tables are tested against
verified sales data to ensure that they represent current market data. The cap
rate study by commercial real property type is updated from current market data
and a ket re ts are reviewed and updated rom local mar et and p blish d
data. Personal property density schedules are tested and analyzed based on
rendition, current market information and prior year hearing documentation.

Information Systems (IS) support is detailed with year specific functions
identifie and system upgrades sc e uled. Computer generated forms are
reviewed for revisions based on year and reappr isal st tus. Legislative
changes are scheduled for completion and testing. Existing maps and data
requirements are specified and updates are maintained on a continuous basis.
GCAD also has mapping, property data, and state forms available to the public
through its web site, www.gcad.org.

C. Planning and Organization - a calendar of key events with critical
completion dates is prepared for each major work area. This calendar identifies
all key events for appraisal, clerical, customer service, and information systems.
A calendar is prepared for tax years 2015 and 2016. Production standards for
fi Id activities are calculated and incorporated in the planning and scheduling
process.

Attachment #1 the 2015 and 2016 GCAD Appraisal Calendars provide
dates for annual activities by department
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. M ss A raisal Sy tem - _omputer Assisted Mass Appraisal (C MA)
system revisions required are specified and scheduled with Information
Systems. All computer forms and IS procedures are reviewed and revised as
required. All updated procedures are documented for employee use and public
inspection. Following is a synopsis of the procedures followed to ensure that
GCAD maintains the most current and accurate records/appraisal information
possible.

Real Property Valuation

Revisions to cost models, income models, and market models are
specified, updated and tested each tax year, multiple ratio reports and
analysis are tools used to ensure correct results.

Cost schedules are tested with market data (sales) to insure that the
appraisal district is in compliance with Texas Property Tax Code, Section
23.011. Replacement cost ew tables as well as depreciation tables are
tested for accuracy and uniformit using r tio study tools and compared

ith cos data from recognized industry leaders, such as Marshall & Swift.

Land tables are updated using current market data (sales) and then
tested with ratio study tools. Value modifiers are developed for property
categories by mar et are an tested o a ilot basis with ratio study
tools.

Inco , ex ense, an occup nc ta is update inth i come models
for each marke area and cap rate studies are completed using curren
sales data. The resultin  odels are ested using ratio study tools.

Personal Property Valuation

GCAD has developed cost & depreciation tables based on information
from Marshall Valuation Services and Chemical Engineering, these tables
are updated annually. Also information received during the previous tax
year from renditions, and hearing documentation is reviewed and tested
against current schedules.

Noticing Process

25.19 appraisal notice forms are reviewed and edited for updates to meet
all legislative requirements and changes are signed off on by appraisal
district management. Updates also include the most current versions of
Comptrollers Taxpayers Rights, Remedies, and Responsibilities, Property
Tax Protest and Appeal Procedures and Notice of Protest forms.



Hearing Process

Protes hearing schedulin for informal and formal Appraisal Review
Board hearings is reviewed and updated as required. Standards of
documentation are reviewed and amended as required. GCAD'’s in-house
hearing documentation is reviewed and updated to reflect the current
valuation process. Production of documentation is tested and compliance
with HB 201 session 72R is insured.

E. Data Co ection equ'remen s - field and office procedures are
reviewed and revised as required for data collection. Activities scheduled for
each tax year include new construction, demolition, remodeling, re-inspection
of problematic market areas, re-inspection of the universe of properties on a
specific cycle (4 — 6 years) as recommended by IAAO Standard on Mass
Appraisal of Real Property, and field verification of sales data and property
characteristics.

ew Construction/Demolition
New construction field and office re ie procedures are identified and
revised as required. Field production standards are established and
procedures for monitoring tested. Source of building permits is confirmed
and system input procedures are identified. Process of verifying
demolition of improvements is specified. This critical annual activity is
projected and entered onth k events cale dar fo each tax year.

R deling
Marke a a it e ensive impro en emo eln are iden ifie ,

verified and field activities scheduled to update property characteristic
data. Updates to valuation procedures are tested with ratio studies efore
finalized in the valua ion modeli g. This field activity when entered in the
key events calendar must be monitored carefully.

Re-Inspection of Problematic Market Areas

Real property market areas, by property classification, are tested for: low
or high protest volumes; low or high sales ratios; or high coefficient of
dispersion. Market areas that fail any or all of these tests are determined
to be problematic. Field reviews are scheduled to verify and/or correct
property characteristic data. Additional sales data is researched and
verified. In the absence of adequate market data, neighborhood
delin ation is verified and neighborhood clusters are identified.

Re-inspection of the Universe of Properties
The International Association of Assessing Officers, Standard on Mass
Appraisal of Real Property specifies that the universe of properties should




be re-inspected on a cycle of 4-6 years. The annual re-inspection
requirements for tax years 2015 and 2016 are identified by property type
and property classification nd are cheduled on the key eve ts calendar.
A detailed “recheck” (re-inspection) schedule by abstract and subdivision
is included. Also included is a “Zone” map showing the geographic areas
denoted on the recheck schedule. Personal Property accounts are
inspected annually.

Attachment #1, 2015 & 2016 GCAD “Appraisal Calendar”,
department “R” events include scheduled dates for Residential
r ch , 7 v ot 7| a s or C m ercia
rechecks.

Field Verification of Sales Data & Pro ert Characteristics

Sales inor aion ust be veified a d property characteristic data
contemporaneous with the date of sale captured. The sales ratio tools
require that the property that sold must equal the property appraised in
order that statistical analysis results will be valid. Field inspection by
appraisers verify the validity of the sales information, the actual physical
attributes of the property, whether the sale was an arm’s len th
transactio , and if the sold rope y is a fai representative of he
neighborhood, or a “benchmark property”.

. a - New and/or e ise mass ap is | models
are tested on randomly selected market areas. These modeling tests (sales ratio
studies) are conducted by the Gregg Appraisal District four times each year as
nted onthe ey eets calenar. ¢ | te resuls are co pare it
anticipated results and those models not performing satisfactorily are refined
and retested. The procedu es use fo odel specification and model calibration
are in compliance with Uniform Standards of Professio al A praisal Practice,
STANDARD RULE 6. The Gregg County Appraisal District has developed
guidelines for its in-house ratio studies, which are conducted four times during
each valuation year. Both the guideline information and the actual ratio studies
are maintained in the Senior Residential Appraisers office.

Attachment #1, 2015 & 2016 GCAD “Appraisal Calendar”, department “R”
events include scheduled dates for Ratio Reports.

Attachment #4, the ‘2014 Mass Appraisal Report”, contains a full copy of
the 2014 post schedule Ratio Report

G. Valuation by Tax Year - using market analysis of comparable sales and
locally tested cost data, market area specific income and expense data,
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valuation models are specified and calibrated in compliance with the
supplemental standards from the International Association of Assessing Officers
a d the Unifo m Sta dards of Professional Apprais | Practice. The calculated
values are tested for accuracy and uniformity using ratio studies. Performance
standards are those as established by the IAAO Standard on Ratio Studies.
Property values in all market areas are updated each reappraisal year. Both tax
years 2015 and 2016 are scheduled reappraisal years.

The following is information pertaining to the methods used by the Gregg County
Appraisal District in appraising properties within its boundaries.

Attachment #2, the GCAD “Appraisal Guidelines” manual, is referenced by
individual manual section in the following.

esidential Real Property

To ensure equality and uniformity in our daily work, as directed by the
Texas Property Tax Code, and the standards required in USPAP, the
Gregg County Appraisal District has developed in-house guidelines for
use by its appraisal staff. he “Residential Property Manual” portion of
the GCAD Appraisal Guidelines explains our office’s process of
appraising residential prope y om iscovery techniques to the
formulation, testing and implementation of value schedules. This also
describes the techniques used by GCAD in the market, cost, and income
approaches to value on residential p operties.

The “Residential Field Appraisal Guide” section of the “Residential
Property Manual” contains day to day residential field work instructions.
Basic field in ection re uire entsa s tou here. tillustrates how to
complete a parcel field card, including all amenities and special feature
pricing, how to determine percent com lete on unfinishe properties,
instructions on mobile home pricing, and pad site costin amon many
other appraisal details. Also contained in this section is a guideline for
the classification of residential properties. The classification section sets
out the standard specifications relevant to each property class along with
pictures of local properties representing each class.

The “Current Market Trends” section of this manual contains current
market information concerning residential properties located in the Gregg
County Appraisal District. The current complete residential cost schedule
by class is contained in this portion of the manual as well as a listing of
GCAD's depreciation tables. GCAD has established and identified its
residential market areas through neighborhood codes. A neighborhood
adjustment chart provides a comparison of the prior to current year
adjustments. The “Current Market Trends” section also provides



information on new subdivisions and new construction evaluation in our
county by location and by property classification.

Attachment #2, the GCAD “Appraisal Guidelines” Manual,
“Residential Property Manual” section contains detailed information
concerning the above topics.

Attachment #1, the 2015 and 2016 GCAD “Appraisal Calendar”,
department “R” events are related to the appraisal of Residential
Real Property.

S ecial Invento Residential Pro e

The pricing of residential land is addressed in the “Land Valuation”
section of the “Field Appraisal Guide”. It describes the combination of
methods, (pure b se-lot, allocation, abs a tion and sales comparison),
used by GCAD in the valuation of this property type.  This section also
provides the methods employed to measure subdivision lot absorption
and the assignment of special inventory value to qualifying lots. The
detailed information related to these property types is maintained in the
Senior Residential Appraiser’s office.

Attachment #2, GCAD “Appraisal Guidelines” Manual
Attac ment #1, the 2015 n 2016 GCAD “Appraisa Calendar”’,

i e v et
Property

Multifamil Residential/lCommercial Pro e

The | ation methods used by Gregg County Appraisal District for
multifamily resi enti I, (duplex, triplex, quadraplex), prop rty are as
follows. GCAD appraisers gather and verify sales and rental income and
expense information on multifamily properties. This information is
reviewed annually. Economic areas are defined to ensure uniformity in
evaluation, and the same information is used to develop cap rates, typical
market rental rates and expenses within each economic area. This
information is used in a proforma unique to each area, this ensures
uniformity among the properties within that area. Sales data is used as a
test to insure market value. Manuals related to all multifamily residential
properties are kept in the office of the Senior Residential Appraiser.
These manuals contain the information used to calculate cap rates, the
rental and expense information, and uniformity tables broken into
economic area sho ing each property in relation to its neighboring
properties within that area.



The commercial multifamily properties, apartment complexes and larger
multifamily residential, are appraised in much the same way. The
properties are ranked based on their amenities. The income and
expense information is initially gathered through a general survey which is
conducted annually and from operating statements from the actual
properties. The survey includes inspection, apartment unit breakdown,
rental rates, occupancy, apartment amenities and additional features.
Potential Gross Rent (PGR) is established on each complex.
Publications and local market information is used to develop vacancy
rates, expense rates, capitalization rates, and reserve for replacement
rates. Actual operating statements are also used to test and develop th

rates used. A spreadsheet breaking down the rental rates by square foot
is used in analysis to ensure uniformity. Sales prices are used to test
values and cap rates. The annual analysis information on these
properties is contained in the “Commercial/Industial Manual” section of
the GCAD Appraisal Guidelines anual. The etailed in ormation related
to each property is maintained in the Senior Commercial Appraiser’s
office.

Attachment #2, GCAD “Appraisal Guidelines” manual, contains the
esidential Property Manual and Commercial/Industrial Manual
sections.

Attachment #1, the 2015 and 2016 GCAD “Appraisal Calendar”,
Mu tifamily Residential roperties are included 'n d partme t ‘R”

i N i ’ i
department “C” events

Commer ial and Industrial Real Pro e

The “Com ercial/Industrial Manual” section of the GCA  Appraisal
Guidelines manu | explains GCAD methods of ppr ising commercial
and industrial properties. It details data collection techniques, market
analysis, and highest and best use analysis. All commercial properties
will be valued by the cost approach, the income approach, or the sales
comparison approach whichever is deemed most appropriate pursuant to
Section 23.0101 of the Property Tax Code. Studies are performed to test
the level and uniformity of appraisal within specific property use
categories.

The “Current Trends” section of the GCAD Appraisal Guidelines provides
information on current projects and annual valuation work. The analysis
information on these properties used for uniformity studies is also
included in this section.



Attachment #1, the 2015 and 2016 GCAD “Appraisal Calendar”,
department “C” events are related to the appraisal of Commercial
nd Ind strial Real Pr perty.

V_cant Real and Special Valuation Properties

The methods used for the evaluation of vacant property are contained in
the “Land Valuation” and the “Rural Land Manual” sections of the GCAD
Appraisal Guidelines manual. These sections provide the appraiser
guidelines for the appraisal of vacant tracts within subdivisions as well as
those located in rural rea .

The sales comparison approach is the most common and preferred
method of appraising vacant real property. A combination of pure base-
lot, allocation, abstraction as well as sales comparison information is
used. Rur | land pricing is also based o rket or sales information.
Economic areas for rural land properties are defined and road type and
frontage factors along with topography are considered for each property.
Sales occurring within each economic area are analyzed to determine
market value annually. For more detailed information please see the
“Rural Land Manual” section of GCAD Appraisal Guidelines manual. This
section also contains GCAD’s cur e t ura land pricing schedules. The
actual working maps for rural land sales are kept in the Senior Residential
Appraiser’s office.

In orm tion rel ted to GCAD's ethods of valuing Special Valuation
Properties is also contained in the “Rural Land Manual’ section of the
Appraisal Guidelines manual. Current calculation methods, cap rates and
other information used °~ the formulaton of O en pace, il life
Management, and Timber Special Valuation are detailed in this section.
The current pricing schedules are also included.

The Gregg County Appraisal District also utilizes the following
publications from the Texas Comptroller of Public Accounts; the “Manual
for the Appraisal of Agricultural Land”, the “Guidelines for the Qualification
of Agricultural Land in Wildlife Management Use”, and the “Manual for the
Appraisal of Timberland” as guidelines in evaluating those properties
qualifying for special valuation.

Attachment #1, the 2015 and 2016 GCAD “Appraisal Calendar”,

Vacant Real and Special Valuation properties are included in
department “R” events
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Utilities
Gregg County Appraisal District contracts with Pritchard & Abbott, Inc.
(P&A) to appraise all utility properties annually.

Attachment #3, Pritchard & Abbott, Inc. “Biennial Reappraisal Plan”
contains the section “Reappraisal of Industrial, Utility, and Related
Personal Property”, which relates to the appraisal of Utility
properties.

‘nralne s
Gregg County Appraisal District contracts with Pritchard & Abbott, Inc.
(P&A) to appraise all Mineral Interest properties annually.

Attachment #3, Pritchard & Abbott, Inc. “Biennial Reappraisal Plan”,
contains the section “ eappraisal of Mineral I r ss”, ich
relates to the appraisal of Mineral Interest properties.

Tan ible Business Personal Pro e
The “Personal Property Manual” section of the GCAD Appraisal
Guidelines manual provides informaton relevant to the methods us d by
GCAD in the appraisal of usiness Personal Property. This section
covers the appraisal of this property type from the process of discovery,
data collec ion, market analysis, cos , market an ° come approaches o
value, statistical and uniformity review and model te ti . It Isoincl de
a listing of resources used by this department to assist in property
discovery, the SIC coding used to ensure accurate classification and the
e reciatio sched les an age-life methodolo y used to ens re
uniformity in asset valuation.

The Gregg County Appraisal District uses man other resources to assist
in the appraisal of Tangible Business Personal Property, among these are
Marshall Valuation Services, the Texas Comptrollers Field Appraiser's
Guide, and various publications and reports which are updated annually.
All resource publications and reports are maintained in the Business
Personal Property department.

Attachment #2 GCAD “Appraisal Guidelines” manual, contains the
Personal Property Manual section.

Attachment #1, the 2015 and 2016 GCAD “Appraisal Calendar”,
department “P” events are related to the Business ersona
Property department
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Industrial Tan ible Business Personal Pro e

Gregg County Appraisal District contracts with Pritchard & Abbott, Inc.
(P&A) to appraise Industrial angible Personal Property accounts
annually.

Attachment #3, Pritchard & Abbott, Inc. “Biennial Reappraisal Plan”,
contains the section “Reappraisal of Industrial, Utility, and Related
Personal Property”, which relates o the appraisal Industrial
Tangible Personal Property.

H) The Mass Appraisal Report — each tax year the tax code required
Mass Appraisal Report is prepared and certified by the Chief Appraiser at the
conclusion of the appraisal phase of the ad valorem tax calendar on or about
April 15%". The Mass Appraisal Report is completed in compliance with
STANDARD RULE 6 8 of the Uniform Standards of Professiona Appraisal
Practice. The signed certification by the Chief Appraiser is compliant with
STANDARD RULE 6 — 9 of USPAP.

A achment #4, GCAD 2014 “Mass Appra’sal Report”

I Value D fense - evidence to be used by the appraisal district to meet its

burden of proof for market value and equity in both informal and formal appraisal

review board hearings is specified and tested. Inspection and/or disclosure of

evidence and related materials comply with Section 41.461 of the Property Tax
ode. elowareso eexa pleso e idence presented:

1) Residential Pro ert — protest form, field information card, com r ble
ri ( iformity d/or equity), value/ reci tion schedul s, ma s,
pictures, local p ope y lassification guide, etc

2) S ecial Invento Residential Pro et — protest form, sales
information, ratio studies, parcel card, maps, lot absorption a alysis

3) Multifamily Residential Property — protest form, sales information, ratio
studies, parcel card, maps, expense/income information, uniformity
analysis, maps

4) Commercial Real Property — protest form, field information card,
Marshall/Swift calculation, income & expense information, cap rate
information, publications, maps, pictures

5) Vacant Real Property — protest form, parcel card, sales information,
uniformity analysis, ratio studies, maps
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6) Industrial Real Property — protest form, field information card,
Marshall/Swift calculation, income & expense information, cap rate
information, publications, map , pictures

7) Utilities — protest form, property card, asset information, depreciation
tables, pricing guides

8) Mineral Interest — protest form, production information, decline
information, reserve information, operating costs, and pricing information.

9) Special Valua ion Propertie — rotest form, Ag/T imb r sch dules,
income/expense information, parcel card, maps, aerial photography

10) Tangible Business Personal Property — protest form, field information
card, rendition, valuation guides and publications, in-house value and life
expectancy schedul s, co parables, ve icle r gistration listing

11) Industrial Tangible Business Personal Property - protest form, field
information card, rendition, valuation guides and publications, in-house
value and life expectancy schedules, comparables, vehicle registration
listing
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GREGG COUNTY APPRAISAL DISTRICT
APPRAISAL ACTIVITY CALENDARS

I. 2015 GCAD Operations (Work) Calendar
II. 2016 GCAD Operations (Work) Calendar
III. Residential Department Recheck Schedule
IV.  GCAD Zone Map
V. Commercial Department Recheck Schedule
VI. Appraisal Department Key Events Calendar
VII. Appraisal Technicians Key Events Calendar



T AP I L IT

2015 & 2016
APPRAISAL CALENDARS
E__ME G

Toeevn.. APPRAISALTEC C S EPARTMENT

........... R IAL STA S D
CAieunnnnn. CHIEF APPRAISER
DA......... DIRECTOR OF APPRAISAL
DP.......... DATA PROCESSING DEPARTMENT
GCAD...... GREGG CAD - ALL DEPARTMENTS
GIS......... GEOGRAPHIC INFORMATION SYSTEM DEPARTMENT
1 BUSINESS PERSONAL PROPERTY APPRAISAL DEPARTMENT
Rooeenrnnn., RESIDENTIAL REAL ESTATE APPRAISAL DEPARTMENT

RT......... RECORDS TECHNICIANS DEPARTMENT




2015 CALENDAR



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

DATE DEPT DESCRIPTION
AUGUST 2014

SEPTEMBER 2014



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

1 P ALTERNATE INVENTORY APPRAISAL DATE, IF QUALIFIED (MANDATE 9/1)

OCTOBER 2014

NOVEMBER 2014



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

DECEMBER 2014



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

JANUARY 2015



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

FEBRUARY 2015



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

MARCH 2015



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

APRIL 2015

MAIL AG/T DENIAL LETTERS (CERTIFIED MAILING REQUIRED)

MAY 2015



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER

JUNE 2015

JULY 2015



As of 8/19/2014 2015 GREGG CAD OPERATIONS CALANDER



2016 CALENDAR



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

DATE DEPT DESCRIPTION
AUGUST 2015

SEPTEMBER 2015



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

OCTOBER 2015

NOVEMBER 2015



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

DECEMBER 2015



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

JANUARY 2016



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

FEBRUARY 2016



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

MARCH 2016



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

APRIL 2016

MAY 2016



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER

JUNE 2016

JULY 2016



As of 8/19/2014 2016 GREGG CAD OPERATIONS CALANDER



Year 1

Year 2

Year 3

ear

ear

Year 6

RESIDENTIAL RECHECK SCHEDULE

(Six Year Cycle)

2014
Gladewater ISD Additions Zone 1 1,668
Zone 8 787
Zone 9 250
Surveys Zone 1 1,617
Zone 8 1,784
Zone 9 1,307
NCB's Zone 1 309
White Oak ISD Additions Zone 1 1,430
Surveys Zone 1 1,518

c s y

2015
Longview ISD Additions Zone 2 10 979

2016
Longview ISD Additions _Zone 2 6,147
Zone 3 1,501
Surveys Zone 2 1,253
NCB's Zone 2 2,023
Total Accounts 10,924

20

Longview ISD Surveys  Zone 2 2,554
Zone 3 1,997
Sabine ISD Additions Zone 4 911
Surve s Zone4 2,600
S rin illISD Addii s one 1,889
Total Accounts 9,951

18
S nn HIlISD Surve s Zone?2 1,107
Pine Tree ISD Additions Zone 2 8,146
Surve s Zone?2 1,850
Total Accounts 11,103

2019
Kil ore ISD Additions Zone 3 62
Zone 4 3,199
Zone 7 2,093
Surveys Zone 3 719
Zone 4 1,833
Zone 7 2,469
NCB's Zone 3 669
Total Accounts 11,044

GRAND TOTAL ALL SIX YEARS

64,571



RECHECKS 2014

First Year of a Six Year Cycle

YEAR 1 YEAR 1 Cont'
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YEAR 1 Cont' YEAR 1 Cont'
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YEAR 1 Cont) YEAR 1 Cont'

Sub Total White Oak ISD 2,948

G NDTOTALY 1 10,570
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S denotes a Split between ISD's

YEAR 2

RECHECKS 2015

Second Year of a Six Year Cycle
YEAR 2 (Cont'
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YEAR 2 Cont) YEAR 2 Cont'
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YEAR 2 Cont' YEAR 2 Cont'

Y R2 0,97

S denotes a Split between I1SD's Page 3 of 3



RECHECKS 2016

Third Year of a Six Year Cycle

YEAR 3 YEAR 3(Cont
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S denotes a Split between ISD's Page 1 of 2



YEAR 3 (Cont' YEAR 3 (Cont')

GRAND TOTAL YEAR 3 10 924

S denotes a Split between ISD's Page 2 of 2



RECHECKS 2017

Fourth Year of a Six Year Cycle

YEAR 4 YEAR 4 (Cont'
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YEAR 4 Cont' YEAR 4 Cont'

S denotes a Split between ISD's Page 2 of 3



YEAR 4 Cont'

GRAND TOTAL YEAR 4 9,951

S denotes a Split between ISD's Page 3 of 3



RECHECKS 2018

Fift Year of a Six Year Cycle
YEAR 5 YEAR 5 Cont'

S denotes a Split between ISD's Page 1 of 2



YEAR 5 Cont' YEAR 5 Cont'

GRAND TOTAL YEAR 5 11 103

S denotes a Split between ISD's Page 2 of 2



RECHECKS 2019

Sixth Year of a Six Year Cycle
YEAR 6 YEAR 6 Cont'

5230

S denotes a Split between ISD's Page 1 of 2



YEAR 6 Cont' YEAR 6 Cont'

GRAND TOTAL YEAR 6 9 228

S denotes a Split between I1SD's Page 2 of 2
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Rechecks
Commercial Property Department
Gregg Appraisal District

There are approximately 6,700 commercial/industrial properties in the jurisdiction of
Gregg CAD. Through previous experience we have determined that the current number
of two appraisers working in the commercial property department should be able to
review each of these properties at least one time in a period of five years. Our initial goal
was to complete this task every three years but we have found that to be impractical.

We are estimating that a minimum of 500 man-hours will be necessary each year to
complete this amount of work. This would include printing cards, maps, and other
necessary information before reviewing the property, the drive to and from the subject
property, downloading the pictures, and making the necessary changes to the subject
properties.

Each inspection will require a review of all M-S info, a visual inspection, possible
physical inspection or re-measure on foot, and a picture of the subject properties. Time
spent on each property could range from several minutes to over an hour depending on
the nature and complexity of the property.

The current schedule is:

YEAR ISD PARCELS
2011-2012 Gladewater ISD 552
Longview ISD (CLP) 54
Sabine ISD 211
Spring Hill ISD 115
White Oak ISD 182
TOTAL 1,114
2012-13 Pine Tree ISD 1,106
2013-14 Kilgore ISD 1,152
2014-15 Longview ISD (North) 1650

2015-16 Longview ISD (South) 1689






KEY EVENTS CALENDAR APPRAISAL DEPARTMENT

The following is a calendar of key events as related to the appraisal department
activities for the 2014 appraisal year. The day to day activities of all
departments in the district are contained in the “GCAD 2014 Work Calendar”.

August

¢ Run post certification ratio reports

¢ Update annual work documentation

¢ Plan annual goals/objectives & special projects for appraisal activities

o Review property alterations per “Change Finder”

e Begin field work for annual recheck properties, various coded properties
and utility reports

e Print & begin working January - July building permits & mechanic’s
liens

September

e September 1 inspections

o Field work for annual recheck properties, various coded properties,
mechanics liens & building permits

e Second order annual recheck property cards
¢ Initial buyer/seller letters mailing post certification

October

¢ Begin sales verification field work

e Print & begin working August/September building permits & mechanic’s
liens

e Field work for annual recheck properties, various coded properties,
mechanics liens & building permits

November

¢ TField work for annual recheck properties, various coded properties,
mechanics liens & building permits
¢ Continue sales verification fieldwork

EXHIBIT 1



Third order annual recheck property cards

December

Field work for annual recheck properties, various coded properties &
building permits

Mid cycle ratio reports

Continue sales verification fieldwork

Begin miscellaneous January 1 property inspections, (incomplete
property construction, shopping center occupancy, office building
occupancy, mall, airports, etc.)

Begin drive outs (residential-all non-city limit area roads in county,
commercial & BPP-all main CBD’s & business areas of county)

Annual application mail outs: abatements, pollution control, recreational
use, CHODO, homestead renewals, etc.

Mobile home park owner’s 1/1 occupancy questionnaire mail out

January

Continue miscellaneous January 1 property inspections

Complete drive outs & new construction inspections (photo all %
complete)

Fieldwork for new & developing subdivisions

Mail commercial income/rental/expense surveys,

Mail BPP letters to pipe yards, warehouses, trucking companies, craft
malls, office buildings, airports, etc.

“Need to Measure” letters {sent out prior to “estimating” unobtainable
information on properties)

Final building permit printing, November & December permits

Continue field work for annual recheck properties, various coded
properties, mechanics liens & building permits

Mail out ag/timber reapply letters & wildlife mgmt. annual report forms
Continue sales verification fieldwork

Final annual recheck field card order

Update sales and income databases

Begin rendition period of Business Personal Property

Begin rural land sales analysis

Run mid-cycle proofing lists

Re-evaluate goals/objectives activities



February

Mail second requests on application mail outs

Finalize rural land valuation schedules, vacant lots and builder inventory
lots

Final sales verification for current year value schedules

Run residential ratio reports and begin schedule work

Mobile home park field inspections

Update mobile home cost & depreciation tables
Begin update, refine & testing of commercial income models
Update commercial cost & depreciation tables

March

Complete fieldwork all appraisal departments (excluding ag/timber
application work)

Final test ratio & completion of residential cost & depreciation schedules
Update Business Personal Property cost & depreciation schedules

Begin personal property rendition processing

Complete ag/timber productivity schedules

Finalize expense & cap rates

Implement and test all finalized schedules

Update annual property evaluation reports

Prepare Mass Appraisal report

Continue ag/timber application fieldwork & processing
Continue personal property rendition processing

Run proofing lists

Update appraisal manuals

Staff informal & formal ARB orientation

Mail residential property appraisal notices

Rendition deadline

Prepare estimates for entities

Begin informal hearings with property owners

Mail exemption & ag/timber denial letters



-

Completion of ag/timber application fieldwork & processing
Continue personal property rendition processing

Continue informal hearings with property owners

Submission of appraisal rolls to Appraisal Review Board
Extension deadline for Business Personal Property Renditions
Mail balance of appraisal notices

Mail business personal property non-compliance notices

Continue informal hearings with property owners

Submit preliminary budget to Board of Directors and entities
Continue personal property rendition processing

Begin Appraisal Review Board Hearings

Continue & complete Appraisal Review Board Hearings
Appraisal Review Board approval of appraisal records
Load P&A certified values

Proof list work

Submit and balance to state on certification information
Certify values to the entities

Begin planning work for upcoming appraisal cycle

First order residential recheck field cards
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MONTH | DATE | DEPARTMENT DESCRIPTION COMPLETE

JAN 31 Records Tech.  {Widow's letter mailout

JAN 31 Records Tech Mail HS forms to new owners

FEB 7 Appraisal Tech _ |Mail 2nd request letters to mobile home parks

FEB 14 Records Tech 1st Widown's letter deadline

FEB 18 Records Tech 2nd Widow's letter mailout

FEB 28 Records Tech Print OA & DP Tax Deferral List for Proofing

MAR 3 Records Tech Remove No Response HS renewals

MAR 4 Appraisal Tech _|Prepare Public Service Ads

MAR 4 Records Tech 2nd Widow's letter deadline

MAR 10 Records Tech Remove No Response Widow's letter

MAR 18 Appraisal Tech _|Send Public Service Ads to newspaper

MAR 21 Appraisal Tech  jRemove ag/timber for failure to reapply

MAR Appraisal Tech _|All field work turnin in for data entry

MAR 28 Appraisal Tech  |Order Proof lists

MAR 31 Records Tech  |Print OA & DP Tax Deferral List for Proofing

LAST DAY TO NOTIFY THE TAXING UNITS OF THE FORM IN

APR 1 ALL IN WHICH THE APPRAISAL ROLL WILL BE PROVIDED TO THEM
APR 1 Appraisal Send file to printer vendor for HS notices

APR 11 Appraisal Mail HS notices

APR 15 Apprasial Rendition Deadline

APR 21 Appraisal Run Recaps for estimates

APR 21 Appraisal ADD NOTICE PROCESS FREEZE

APR 21 Appraisal Tech _|Receive estimates from P&A and local recaps

APR 23 Appraisal Tech _|Prepare Protest Procedures for publication

APR 24 Appraisal Tech _|Prepare estimates

APR 5 Appraisal Tech _ |Prepare estimates

APR 25 Appraisal Tech  |CERTIFY ESTIMATES TO ENTITIES

APR 5 Appraisal Tech _ |Mail Ag/timber denial letters

APR 5 Records Tech  |Mail Exemption denial letters

APR ) Appraisal Enter XN PP Accts 5:00 p.m.

APR 30 Records Tech Print OA & DP Tax Deferral List for Proofing
MAY 7 Appraisal Tech |Publish Protest Procedures

W bpr Al ENHGE S ] RIICES !
VIR IR PO REE el

MAY 15 Appraisal Extension Deadline for Personal Property Renditions

Apprdi e EENer s AN nsaanauema o otices el

8/12/2014
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Manuals

. Residential Manual

. Commercial/Industrial Manual

. Rural Land Manual

. Personal Property Manual



Gregg Appraisal District

Residential Property Manual

2014

Revised 8/1/14



Residential Manual Outline

| 205 111 o 1 P i.

I. Procedural Overview
1. Introduction

2. Property Description
2.1  Discovery
2.1.1 Building Permits, Fire Reports, Septic
2.1.1.a Collection Frequency
2.1.1.b Entities Furnishing Reports
2.1.1.c Working of Reports
2.1.2 Drive-Out
2.1.3 Split Outs
2.2 Data Collection
2.2.1 Improvement Characteristics
2.2.2 Factors that Influence Value
2.2.3 Property Owners
2.2.4 Multiple Listing Service
2.2.5 Appraisers
2.3  Market Analysis Reference — Separate Document
2.4 Highest and Best Use
2.4.1 Flood Maps
2.4.2 Zoning

3. Approaches to Value
3.1 Cost

3.1.1 Land Valuation
3.1.1.a Base Lot Method
3.1.1.b Front Foot Method
3.1.1.c Square Foot Method

3.1.2 Improvement Valuation
3.1.2.a Cost Guides



3.2

3.3

3.1.2.b Local Building Costs

Sales Comparison

3.2.1 Sales Analysis

3.2.2 Neighborhood Trends
Income

3.3.1 Gross Rent Multipliers

Statistical Review

4.1

4.2
4.3

Ratio Reports

4.1.1 Overall Ratio
4.1.2 Ratio by Stratum
4.1.3 Ratio by School
4.1.4 Ratio by Class
4.1.5 Ratio by Age
Data Base Reports
Stratification

Model Testing, Quality Control, and Correlation

5.1
5.2
5.3

54

Specification

Calibration

Final Value Implementation

5.3.1 Schedule Changes

5.3.2 Neighborhood Changes
5.3.3 Individual Property Changes
Quality Control and Assurance

II. Field Appraisal Guide

. Improvement Valuation

Basic Field Inspection Requirements
Sample “New Improvement” Field Card
Segment Code Listing with Descriptions
Segment Pricing

Feature Pricing and Coding

Function Codes



Pad Site Costing

Partial Completion Form

X-Ref ID Numbering

Classification of Residential Properties
Duplexes — Expense and Cap Rates
Mobile Home Valuation and Classification
TEA Coding — Mobile Homes

2. Land Valuation (ALSO See Rural Land Ag/Timber Manual)

3.

e Base-Lot Method and Inventory Lot Valuation
e Rural Land Classification
e Land Type Codes

Miscellaneous

e TEA Codes

Economic Areas

Jurisdiction Codes

Possible Jurisdiction Combinations
Jurisdiction Contacts — Assessors/Collectors
Exemption Guide

III. Current Market Trends

2013 Market Trends

2014 Residential Value Schedules & Ratio Data
Residential Depreciation Schedules
Neighborhood (market area) Adjustments

New Construction/Sub-Divisions

Miscellaneous Market Information



Reports

. Ratio Reports

Overall Ratio Report

Ratio Report by school District
Ratio Report by Value Stratum
Ratio Report by Improvement Class
Ratio Report by Improvement Age
Ratio Report by Vacant Land

O QO oW

. Inventory Lot Matrix

. Inverse Ratio Trendlines

. Market Trend Analysis
. New construction Comparison

. Resale analysis

. Sales Book

. Building Permit Collection

. Inventory Lot Pricing



Procedural Overview
Residential Department



Introduection

The purpose of this manual is to guide the appraiser through the process of appraising
residential property in the Gregg Appraisal District. This manual will contain all the
most commonly accepted mass appraisal concepts and will comply with USPAP and
State Guidelines. The process will be discussed from Property Data Collection to
Statistical Review.

Also contained within this manual are two additional sections. The first contains current
residential property market trends. The second section is Gregg Appraisal Districts in-
house field appraisal guide, which is used by our residential field appraisal staff in the
process of their property inspections.



Property Description

Uniform and accurate valuation of property requires correct, complete, and up-to-date
property data. The Gregg Appraisal District continually strives to establish effective
procedures for collecting and maintaining property data.

2.1

2.2

Discovery — The process of adding property/value to the appraisal roll. The
following are various tools of discovery.

2.1.1

Building permits, fire reports, septic tank permits, utility connections, and
mechanics liens. ‘

2.1.1.a Collection Frequency: Permits and reports are collected in the
months of August (Dec through July permits) and December
(August through December permits)

2.1.1.b Entities that furnish permits and reports: Gregg County (septic
tank), All Cities (building permits & fire reports), Cherokee Water
Company (building permits) & Utility companies (new
connections).

2.1.1.c When received, these reports and permits are given to a technician
for data entry. After data entry is complete a field card and permit
are printed and distributed to the appraisal department for field
inspection.

Drive-Out — Each year around January 1%, developing subdivisions and all
rural areas are driven out thoroughly. Appraisers are assigned areas to
check for new improvements, partially completed improvements, burned or
damaged improvements, changes in land use, or any other condition, which
could possibly affect market value as of January 1%

Split-outs — When a deed is filed dividing a tract of land, the property is
reviewed in the field for land class, pricing, and new or existing
improvements.

Data Collection — Information collected for the specific purpose of valuing
property.

2.2.1

Improvement Characteristics — Characteristics that are recorded on the field
card for the purpose of valuing and describing improvements. Typical
characteristics: Improvement type, class, year built, number of baths,
exterior wall construction, foundation type, AC/heat, fireplace, road type,
roof materials and roof type.



23

2.4

222

223

224

225

Factors that Influence Value — Items that are noted in the data collection
phase and influence value are location, age, condition, topographic
characteristics, economic conditions, functional problems, and
neighborhood adjustments.

Property Owner — The owner of a property contributes to data collection by
applications received for exemptions, AG applications, renditions and
communications during the notice & protest period.

Multiple Listing Service — A service provided by the area Board of Realtors
that contains all sales and listings that come through their office. We are
connected by modem to their office so that we can enter this information to
applicable properties. Not only is sales and asking information analyzed,
but property specific information, such as number of bathrooms, square
footage, etc is checked against our existing data.

Appraisers — Information is shared with local appraisers & neighboring
appraisal districts as to market trends as well as specific property
information.

Market Analysis Reference — This document contains demographics, current
economic conditions and other information pertinent to Gregg County.

Highest and Best Use — The legal, physical use that will generate the greatest net
return to the property.

24.1

242

Flood Maps — Flood maps are kept in the mapping room and should be used
in any questionable areas.

The City of Longview provides zoning maps. When a zoning change has
been made by the City council, the field cards are generated for the appraisal
staff to review for any necessary changes.



Approaches to Value

All three approaches to value-the cost approach, the sales comparison approach, and the
income approach-are modeled for use in mass appraisal of property. The relationship
between value and variables representing factors of supply and demand create these
models.

3.1

Cost — The combination of land value and the depreciated value of the building
and improvements. Gregg Appraisal District has developed improvement
schedules with the use of Marshall & Swift Valuation Services. The schedules
are built using the specifications of each class and by using cost and local
modifiers. These are tested against local cost information as well.

3.1.1

3.12

Land Valuation — The process of valuing the land at its highest and best
use. The land valuation is completed first, so that the most accurate and
uniform improvement schedules can be developed. Steps in land
valuation consist of vacant land ratios, land to property ratios and
abstraction. The following are ways residential land is valued by our
District.

3.1.1.a Base Lot Method — Flat valuing the lots based on location and
market value. For example, interior lots may be valued differently
than corner lots and cul-de-sac lots. All new subdivisions are
valued using the Base Lot method. See Base lot report.

3.1.1.b Front Foot Method — Valuing land by using the average of front
and back dimensions of a lot. The most commonly used approach
in the district. A depth factor is used when the depth of a
particular lot is not typical.

3.1.1.c Square Foot Method — Valuing land by using the total square
footage of the lot. This method is the least used in residential
properties.

3.1.1.d Acreage — Valuing land per acre based on sales of comparable
properties, general used in rural areas and on larger sized tracts.

Improvement Valuation — The valuation of the improvement consisting of
pricing by the square foot and adjusting for loss or gain of value through
depreciation by age, physical, functional and/or economic conditions.

3.1.2.a Cost Guides — The Marshall & Swift Residential Cost Handbook is
the primary source of cost information used in residential
appraisal.
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3.1.2.b Local Building Cost — Review of local building costs with area
builders and homebuilder associations and comparison to Marshall
& Swift.

Sales Comparison — The comparison of similar property’s sales to arrive at a
value estimate. Market sales are collected through various means that have
already been mentioned in the data collection section. Current value schedules
are tested against this information to determine market changes from the previous
year. The newly developed schedule is tested against current, arms length market
sales to determine if any additional modifiers are required. The sales comparison
approach also indicates any necessary land value adjustments.

3.2.1 Sales Analysis — Sales are reviewed for validity. All current sales
properties are field checked for any possible changes in physical
characteristics, determination of sale validity, and possible market trend
analysis. Sales letters are sent to both the buyer and seller of all
properties, (residential, commercial & vacant land). These letters request
information concerning the sale amount, financing and terms of sale, and
other useful information. Sales information is also gathered through the
local Multiple Listing Service (MLS), as well as from individual property
owners. All sales information is entered on the appropriate property and
property cards are printed for field review by the appraisal staff.

3.2.2 Neighborhood Trends — The GCAD has all properties within the district
coded by neighborhood. Sales information is generated and field checked
by neighborhood. This allows market trends to be analyzed for each
individual neighborhood. Neighborhood sales are run by ratio studies and
an annual in-house sales book.

Income Approach — The capitalization of net income to produce an indication of
market value. This is the least used approach in residential property valuation.
This approach is used to analyze value of duplexes and many commercial income
producing properties.

3.3.1 Gross Rent Multipliers — Gross rent multipliers are developed by using
rental income and sales information. A survey of monthly rents of
duplexes is completed in January of each year. Sales reports are generated
and the income and sales information are analyzed to determine the
multiplier. This multiplier is used as support documentation during the
notice period.



Statistical Review

Review or analysis of property value is one of the most highly effective tools in
maintaining equity and uniformity. It not only indicates groups, neighborhoods, or strata
of properties, which require physical review during each appraisal cycle, it also indicates
market trends that the appraiser must be aware of.

4.

Statistical Review — the Gregg Appraisal District does this review three times a
year, January, March, and September. A statistical review allows testing of our
appraisals to ensure market value and uniformity. The review contains ratio
reports, time adjustment reports, and stratification reports.

4.1

4.2

4.3

Ratio Reports — Ratio reports are analyzed in different ways to allow the
appraiser to calibrate the residential model. Ratio Reports illustrate
market value, uniformity, and dispersion from market value.

4.1.1 Overall Ratio — This is a ratio report that contains all the school
districts and is not stratified in any other way. This gives an
overall view of the appraisal district. See Ratio Report Overall

4.1.2 Ratio by Stratum — This report analyzes the district by value
stratum. These are the same stratum used by the State in their
annual review. These allow the review of any stratum that may be
under or over appraised. See Ratio Report by Stratum

4.1.3 Ratio by School — This report analyzes the district’s values by
school district. This report allows us to review each individual
school district. See Ratio Report by School District

4.1.4 Ratio by Class — This report analyzes the district’s values by class.
This allows analysis of each individual class of property. See
Ratio Report by Improvement class

4.1.5 Ratio by Age — This report analyzes the district’s values by age of
improvement within improvement class. This is an analysis of the
District’s current depreciation schedules. See Ratio Report by Age

Database Reports — The above reports are generated from our system with
the Software Group. Time adjustment reports and similar sales analysis
are two other reports that are generated.

Stratification — The above referenced stratification reports are used by the
Gregg Appraisal District in its property value analysis throughout each
appraisal year.



Model Testing, Quality Control, and Correlation

Model Testing, Quality Control, and Correlation — These are the final steps in the
residential appraisal process. Model testing is done to determine the final changes for
residential properties. Quality control reviews all properties after the final values have
been determined. Correlation is the process of comparing all three value methods as a test
of market value. All of these processes are completed before the final values are
implemented.

5.1

5.2

53

5.4

Specifications — The typical components of each individual class are the
“specifications” of its model. The specifications are reviewed each year from
Marshall and Swift information and from local builders. As newly constructed
homes are inspected, the differences are noted so that a review of model
specifications can be done.

Calibration — This process involves reviewing and measuring all variables that
affect the market value. After all variables are analyzed, the model is calibrated.

Final Value Implementation — The process of applying all final changes to the
model to achieve market value. This process is done after final approval from
supervision.  Final value implementation consists of the following three
components.

53.1 Schedule Changes — Implementing all approved changes to the
improvement schedule. The Data Processing department accomplishes this
by a mass change. A copy of the improvement schedule is contained in the
residential handbook for the current year.

5.3.2 Neighborhood Changes — These changes are applied to specific
neighborhoods after a mass schedule has been implemented. The
neighborhood may have a plus, minus, or no adjustment. This adjustment
is applied to the entire neighborhood. A copy of all neighborhood
adjustments is available in the residential handbook for the current year.

5.3.3 Individual Property Changes — Many properties require value adjustment
other than typical market changes, most often due to physical condition. A
field card is printed and the changes, per visual inspection, are applied to
the property with appropriate notation.

Quality Control & Assurance Measures - The accuracy of values produced by
Gregg Appraisal District depends on the quality of the data from which they are
generated. Therefore, all data collected is tested in a systematic manner throughout
the entire appraisal process. (See GCAD Work Calendar)



There are two critical components to a successful quality control program, internal
and external review.

Internal review consists of staff management procedures in place to monitor the
quality of staff performance and productivity. = This begins with a precise
understanding by staff as to what is expected of them. Staff should understand the
importance of accurate data and are instructed to review each property record for
completeness and accuracy as it is processed.

GCAD maintains manuals and assorted documents for use in data collection which
are updated annually. This insures that the data collected is accurate and consistent
among the appraisers, this also allows for efficiency of work product. The initial
field card for all new property is formatted into a form that requires the collection
of essential data. Likewise, the field card used for existing properties is formatted
consistently so that the field appraiser can readily identify any changes required
and to assist in uniform data entry.

Upon completion, property cards are turned in to data entry technicians who are
trained to spot questionable or incomplete information. GCAD computer software
will also alert the data entry tech to specific problems within the individual account.
The software also allows GCAD to set additional “alarms” as needed. Any data
problems found are given back to appraisal staff/Senior Residential Appraiser for
review and correction. After completion, all property cards are then turned in to
the Director of Technicians, who proofs all work. After data entry and proofing by
Director of Technicians, the completed property card is given back to appraisal staff
for final review.

Management review is conducted throughout the entire appraisal process,
reviewing work for conformity to appraisal standards. Field appraisal staff-in-
training work with other trained appraisers so that their work is done under
supervision. The senior residential appraiser also reviews all work done by in-
training appraisers and more difficult or complex properties.

Management, (Senior Residential Appraiser), also conducts spot reviews of work
done by all field appraisal staff. Any questionable information is reviewed by
means of a follow-up field inspection, pictometry check or any other means
required to confirm the accuracy of information. The Senior Residential Appraiser
uses reports generated from the GCAD database to further check the accuracy and
productivity of field work and various appraisal projects.

External review consists of testing and proofing the accuracy of information
contained in the GCAD data base. Many of the testing reports are run multiple
times during the appraisal year and others are run at specified times to meet
particular goals as required by the tax code. GCAD PACS software allows for a
wide variety of user generated reports as well as those written by the vendor. The
following are the listings more frequently used by GCAD:




Acreage Changes Report
Acreage Corrections Report
Acreage Split Report
Ag/Timber Ownership Changes Listing
Ag/Timber Reports
Aircraft Listings
Airport Listings
BPP Link Sold Listing
BPP Penalty Listings
Building Permits
Change Log Reports
Crafters Listings
Created Property Report
Deleted Property Report
Exception Reports
Assessed Value
Improvement Value
Land Value
Mobile Home Value
Personal Value
Gain/Loss Report
Homestead Cap Verification
Homestead Cap Proofing
January 1 Inspection Listings
Jurisdiction Check
Legal Acre Verification
Limitation on Absence from Homestead
Merge Property Report
Mismatched Personal Property Entity Report
Mobile Home Park Account Listing
Mobile Home Park Managers Listing
Neighborhood Reports
Newly Created/Inactivated Report
Next Inspection
O/A Situs Versus Mailing Address Listing
Obituary Reports
Office Building Listings
OV65 Qualifier’s for each Month
Owners with Multiple HS/OV65 Exemption
Partial Completes
P-Codes
Pipe Yard Listings



Properties with Exemption & HB366 Exemption
Properties with Exemption & no Homesite value
Properties with No Entities

Property Group Code Report

Property Value Comparison Report

Ratio Reports

Recalculation Error Report

Recheck Listings

Sales Listings

September 1 Inventory Listing

Shopping Center Listings

SIC Code Listings

Special Inventory Listings

Split/Merge Report

Tax Deferral Report

TIF Property Report

Total Acres for Pricing

Trucking Company Leased Driver Listings
Various Exemption Listings

Various Special Use Listings

Vehicle Listing

Warehouse Listings

Wildlife Management Listings

Zero Values Listing

All appraisal staff, as well as management has access to, and use of several
reporting tools within our data base system. Obviously, there are many other user
generated reports run throughout the annual process that are not listed here. For
security reasons, GCAD software also allows “user rights” to the access of
particular reports which must be determined by management.



GREGG APPRAISAL DISTRICT

RESiDENTIAL FIELD APPRAISAL
GUIDE



Residential Field Appraisal Guide
| Outline

. Improvement Valuation

Basic Field Inspection Requirements
Sample “New Improvement” Field Card
Segment Code Listing with Descriptions
Segment Pricing

Feature Pricing and Coding

Function Codes

Pad Site Costing

Partial Completion Form

X-Ref ID Numbering

Classification of Residential Properties
Residential Cost Schedule by Class
Duplexes — Expense and Cap Rates
Mobile Home Valuation and Classification
Mobile Home Cost Schedule by Class
TEA Coding — Mobile Homes

® © 6 © o o o o o o o o°o o o o

. Land Valuation (Alse See Rural Land /AG —Timber & Wildlife Manual)
e Base-Lot Method and Inventory Lot Valuation
e Rural Land Classification
e Land Type Codes

. Miscellaneous

TEA Codes

Economic Areas

Jurisdiction Codes

Jurisdiction Combinations

Jurisdiction Contacts-Assessors/Collectors
Exemption Guide



GCAD BASIC FIELD INSPECTION REQUIREMENTS

Prior to Field Work

Assigned appraiser pulls cards from field work bin.

Review the work needed.

See notes in inquiries, scanned documents etc to gather all info needed in the field.

If needed, call & make time appointments with property owners/managers. Interior
inspections require two appraisers for the inspection.

Print maps as needed.
Plot out the most efficient route for your day’s work.

While at the Property

Ascertain if the owner is home. Identify yourself and let the owner know the reason for
your visit. (If no one is home leave a card with a note on the front door to let them know
you were at their property.)

Verify: Mailing address, square footage, improvement segments, lot size, exemptions
they may qualify for, total acreage pricing, etc. ----- ask questions concerning the
property related to any issue you note that may impact their value.

Provide the owner with basic information as to the tax cycle. (ie: 1/1 appraisal date,
appraisal notice, exemptions, tax bills, etc.)

Verify any recent sale on the property.
Measure any new improvements.
Verify all information on the field card.

o Check the property classing. This should be uniform with like neighboring
properties if you are working in a homogeneous neighborhood.

e Does the age/depreciation appear to be correct?

e If additional depreciation has been applied to the property, is it still applicable? Is
the reason noted on the field card?



e Is the noted condition correct?
e Isthe TEA coding correct? The land and improvements must correspond.

e Every improvement must be accounted for on the field card by its own segment
and value. :

e Improvements with no value must also be accounted for in the notes on the card.

e Check the land value. Are there any issues that will affect the value? If the
property is rural, see the pad site value chart.

e Is the land classed & priced similar to like neighboring properties?

e If the property requires additional depreciation due to physical, functional or
economic problems the reason for any adjustment in value must be
documented on the card and entered in the notes.

Note any changes to the property on the field card. You must show your work on the
improvement section AND on the diagram. All work is done in red ink, except 2" floor
sketch (use blue or black here).

If the property is a homestead property you must note if new improvements impact the
homestead cap.

If the property is a split-out be carefull...correct ownership/tract must be determined.

If you cannot gain sufficient access to the full property, (fenced in back yard or second
floor, etc), code the property for a “Need to Measure” letter. If the owner does not
respond to the letter, a second request will be sent. Eventually you may need to estimate
the unknown aspect of the property to be able to complete your work. You must fully
document any work that is estimated.

Take an updated picture of the property. On a new house the picture is downloaded on
the land segment until the house diagram is entered-make sure you note on the card for
data entry to move the picture to the improvement, otherwise the picture will not print out
on the card!

Take any pictures needed to document problems with the property.
If the property is under construction as of January 1%, complete all field work possible,
photograph the property and attach a “Percent Complete” form. ~Also, this account must

be coded for a field check in the next year.

Make sure you make good inspection notes.



Initial and date your work.
Back at the Office

Upon completion, property cards are turned in to data entry technicians who are trained
to spot questionable or incomplete information. Any problems found are given back to
appraisal staff/Senior Residential Appraiser for review and correction. After completion,
all property cards are then turned in to the Director of Technicians, who proofs all work.
After data entry and proofing by Director of Technicians, the completed property card is
given back to appraisal staff for final review.

After final review, the work and all appropriate attachments is scanned then shredded.



IMPROVEMENT VALUATION
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As of 7/28/14

IMPROVEMENT SEG TYPE CODE LIST - DESCRIPTION

ADDN - Addition

ADDN FRM - Frame Addition

AGF1 - One Car Attached Garage Finished
AGF2 - Two Car Attached Garage Finished
AGU1 - One Car Attached Garage Unfinished
AGU2 - Two Car Attached Garage Unfinished
ASP - Asphalt Paving

ATTIC - Attic

BALC - Balcony

BARN - Barn

BASE - Basement

BH - Boathouse

BLDG - Building

BLDG FRM - Frame Building

BLDG MAS - Masonry Building

BLDG MTL - Metal Building

BRZWY - Breezeway

CA - Common Amenities

CONC - Concrete

CP - Carport

DGF1 - One Car Detached Garage Finished
DGF2 - Two Car Detached Garage Finished
DGU1 - One Car Detached Garage Unfinished
DGU2 - Two Car Detached Garage Unfinished
EP - Enclosed Porch

GAPT - Garage Apartment

GAZEBO - Gazebo

GP - Glass Porch

GRNHSE - Greenhouse

HSE - House (Flat Valued)

LOFT - Loft

MA - Main Area

MAL1.S - One and a Half Floors

MA2 - Second Floor

MA3 - Third Floor

MA4 - Fourth Floor

MASP - Split Level

MH - Mobile Home

OB - Out Building

OB FRM - Frame Out Building

OB MAS - Masonry Out Building

OB MTL - Metal Out Building

op - Open Porch

PC - Covered Patio




As of 7/28/14

PH Pool House

PIER Pier

PO Patio

POOL Swimming Pool

RES Residence

SHED Shed

SHOP Shop

SP Screen Porch

SPA Spa

SR Sun Room

STG Storage

STG FRM Frame Storage

STG MAS Masonry Storage

STG MTL Metal Storage

TC Tennis Court

WD Wood Deck
BUILDING ATTRIBUTES - SPECIFICATIONS

FOUNDATION

Cw - Concrete Walls

Notes - See Notes

PB - Pier, Block, or Post

SL - Slab

EXTERIOR WALL

AS - Asbestos Siding

BV - Brick Veneer

CB - Tile or Concrete Block

CS - Composition Shingle

ML - Metal

NOTES - See Notes

SC - Stucco

SD. - Siding

WS - Wood Siding

SV - Stone Veneer

FLOOR TYPE

Cp - Carpet

LN - Linoleum




Asof 7/28/14

NOTES
TR

TL

WD

HEATING
CACH

CH

NONE
NOTES
SPACE
WH

INTERIOR FINISH

NONE
NOTES
PN

SR

WP

ROOFING

AS

ML
NOTES
SK

TG

TL

WS

ROOF STYLE

FL

GB

GL

HI

MS
NOTES
SR

FIREPLACES

FP1
FP2
FP3
FP4
FPS

See Notes
Terrazzo
Tile
Wood

Central Air/Central Heat
Central Heat Only

No Heating System

See Notes

Space Heat

Wall Heater

None

See Notes
Paneling
Sheetrock
Wall Paper

Asphalt Shingle
Metal

See Notes
Shake

Tar and Gravel
Tile

Wood Shingle

Flat
Gable
Gambrel
Hip
Mansard
See Notes
Shed

Single Metal
Single Masonry
Double Metal
Double Masonry
Single Metal Second Story




As of 7/28/14

FP6
FP7
FP8

ROADS
RD1
RD2
RD3
RD4
RD5
RD6
RD7

BATHS
NONE
1

1.5

2

2.5

3

3.5

4

Single Masonry Second Story
Double Metal Second Story
Double Masonry Second Story

Paved

Gravel

Dirt

Curb and Gutter
Sidewalk

Oil

See Notes

No Bath

1 Bath

1 1/2 Bath
2 Baths

2 1/2 Baths
3 Baths

3 1/2 Baths
4 Baths




As of 7/28/14

ADDITIONAL FEATURE PRICING

POOLS

All pools with houses classed 4+ or less should be priced:
$ 30.00/sq. ft. at 50% good

All pools with houses classed 5-, 5, 5+ should be priced:
$ 30.00/sq. ft. at 60% good

All pools with houses classed 6-, 6, 6+, should be priced:
$ 30.00/sq. ft. at 70% good

Add 10% good for heated pools
Above ground pools, portable hot tubs, and jacuzzi’s are not to be appraised.

Oval shaped pools should be squared off and priced accordingly.

STORAGE BUILDINGS

Storage buildings are special priced and depreciated using % good. Some
judgment is required here by the appraiser depending on the quality of materials
used in the structure.

TENNIS COURTS

Specialpriced at § 2.50/sq. ft.
$ 3.30/sq. ft. with windscreen and lighting
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IMPROVEMENT SEGM NT TYPE - PRICING



FUNCTIONAL CODES

BUR
COM
CRK
DES
ECG
OBT

PC

SAL
UTILITY
APP

JG - Z\RESIDENTIAL MANUAL\D-FUNCTIONAL CODES.doc

Burned House
Commercial Influence
Cracked Slab

Design

Enclosed Garage
Qverbuilt for Area
Partial Completion
Sale

Utility

Must have notes



PAD SITE COSTS

This is a general guideline to rural pad site costs.

The value of a pad site is added for each additional improvement, (house or mobile
home), according to the schedule with up to 3 separate pad sites to any rural tract of
land.

With information from the owner as to the age/condition, the appraiser will use his
judgment for making adjustments to the pad site cost. The condition of the septic
system may not always be based on the age of the structure.

Over 10 Mobile Homes on a tract will be set up as a Mobile Home Park with hook-ups
added as improvements.

Pad sites will be set up as a separate segment from the land.
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PAD SITE COSTI FO ATION



PA IALCO P TIO
CHECK LIST

Percent Complete

Date Checked By

Location




Geo Numbers contain 17 digits

The district is divided into zones:

Gregg County

Surveys are numbered alphabetically beginning with number 1

Subdivisions and new city blocks are numbered beginning with number 700

Gladewater NCB's

Kilgore NCB's

Longview NCB's

GREGG APPRAISAL DISTRICT

GEO NUMBERING SYSTEM

Zones 1 thru 4

700
800
900

Subdivisions are numbered alphabetically beginning with number 1000.

Mobile Home Parks are numbered alphabetically beginning with the number 8000.

SURVEYS
SURVEY # ABST # SEC # TR # SUB-TR # ZONE #
0000 0000 00 000 00 00
Example:
Tract 11-01 Sec 1 Ab 38 Wm Castleberry Sur — Gregg County
0069003801-011-01-01
SURVEY # ABST # SEC # TR# SUB-TR # ZONE #
0069 0038 01 011 01 01
ADDITIONS Please Note: Newer additions may fall out of alpha order
ADDN# UNIT # BLOCK # LOT # SUB-LOT # ZONE #
0000 00 0000 000 00 - 00
Example:
Lot 15A Blk 1 Airline Estates #1
10200010001-015-01-02
ADDN# UNIT # BLOCK # LOT # SUB-LOT # ZONE #
1020 01 0001 015 01 02
MOBILE HOME PARKS Please Note: Newer MH Parks may fall out of alpha order
MH PARK # . UNIT# BLOCK # LOT # SUB-LOT # YEAR ADDED
0000 00 0000 000 00 00
Example:
Lt 9 C& C MH Park Imp Only Lbl #ARK0018888
8050000000-009-00-98
MH PARK # UNIT # BLOCK # LOT # SUB-LOT # YEAR ADDED
8050 00 0000 009 00 98
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RESIDENTIAL CONSTRUCTION CLASSES
These are the classes the Gregg Appraisal District uses in the Mass Appraisal process.

The “Standard Specifications” are guidelines describing the median house in each class.
As with any “guideline,” there are properties that do not exactly meet the exact standard.
The size specification is a good example. A smaller residence with excellent quality of
materials and finish should not be classed as a “Class 2 Residence” strictly due to its size.

While in the field, the appraiser must use his knowledge and judgment in classing a
property based on its amenities and quality of construction.






Residential Construction Classes
CLASS 2
Residences of Low Quality are of low-cost construction and meet minimum building
code requirements. Interior and exterior finishes are plain and inexpensive with little or
no attention to detail.

LOW QUALITY

Low cost construction with very little roof overhang. Exterior and interior
finishes are plain, usually box or rectangle shape.

STANDARD SPECIFICATIONS

Foundation — Pier & Beam or slab

Exterior — Frame, some brick, concrete block
Interior — Double walls, single walls

Windows — Wooden/aluminum, single pane
Garage — None

Roof — Composition roll, low-grade shingle, gable
Size - 900-1200 square feet

Bath — 1

MODIFIERS

Add for fireplace
Add for central heat/air

CLASSIFICATION

2












Residential Construction Classes
CLASS 3

Residences of Fair Quality are frequently mass-produced. Low-cost production is a
primary consideration. Although overall quality of materials and workmanship is below
average, these houses are not substandard and will meet minimum construction
requirements of lending institutions, mortgage insuring agencies and building codes.
Interior finish is plain with few refinements. Design is from stock plans and
ornamentation is usually limited to the front elevation.

FAIR QUALITY

Built to meet minimum building code requirements. Usually mass-produced.
Interior and exterior finishes will show some ornamentation with inexpensive
finish materials.

STANDARD SPECIFICATIONS

Foundation — Pier & Beam or slab

Exterior — Frame or brick

Interior — Double walls with sheetrock

Windows — Metal, usually single pane

Garage — Attached, single, unfinished garage or carport

Roof — Composition shingle, gable or hip

Size - 1200-1600 square feet

Bath-1

Heating/Cooling — Central air and heat

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor.

Fireplace — FP1, FP2

Floor Covering — Resilient floor covering, carpet, wood flooring, ceramic tile

CLASSIFICATION

3M, 3, 3P
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Residential Construction Classes
CLASS 4

Residences of Average Quality typically will be encountered more frequently than
residences of other qualities. They are usually mass-produced and will meet or exceed
the minimum construction requirements of lending institutions, mortgage insuring
agencies and building codes. By most standards, the quality of materials and
workmanship is acceptable, but does not reflect custom craftsmanship. Cabinets, doors,
hardware, and plumbing are usually stock items. Architectural design will include ample
fenestration and some ornamentation on the front elevation.

AVERAGE QUALITY
Built to meet or exceed minimum building code requirements. Usually mass-
produced in average neighborhoods. This type of dwelling will be encountered

more frequently than others. Ornamentation is adequate.

STANDARD SPECIFICATIONS

Foundation — Pier & Beam or slab

Exterior — Frame or brick

Interior — Mostly sheetrock, some paneling and wallpaper

Windows — Aluminum or storm

Garage — Double, attached, finished

Roof — Composition shingle, gable or hip

Size - 1400-2000 square feet

Bath — 2

Heating/Cooling — Central air and heat

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor.

Fireplace — FP1, FP2, FP3, FP4

Floor Covering — Resilient floor covering, carpet, wood flooring, ceramic tile

CLASSIFICATION

4M, 4, 4P
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Residential Construction Classes
CLASS 5

Residences of Good Quality may be mass produced in above average residential
developments or built for an individual owner. Good quality standard materials are used
throughout. These homes generally exceed the minimum construction requirements of
lending institutions, mortgage insuring agencies, and building codes. Some attention is
given to architectural design in both refinements and detail. Interiors are well finished,
usually have good-quality wallpaper or wood paneling. Exteriors have good fenestration
with ornamental materials and other refinements.

GOOD QUALITY
Usually built to exceed building code requirements. May be custom built for

individual owners or mass-produced in above average neighborhoods.
Ornamentation is abundant with much attention given to design and detail.

STANDARD SPECIFICATIONS

Foundation — Slab

Exterior — Frame, brick, or stone veneer

Interior — Sheetrock, paneling and wallpaper

Windows — Storm, double pane

Garage — Double, attached, finished

Roof — Composition or wood shingle, gable or hip

Size - 2000-2400 square feet

Bath- 2%

Heating/Cooling — Central air and heat, heat pump

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor, and radio intercom.
Fireplace — FP1, FP2, FP3, FP4

Floor Covering — Resilient floor covering, carpet, wood flooring, ceramic tile

CLASSIFICATION

5M, 5, 5P
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Residential Construction Classes
CLASS 6

Residences of Very Good Quality are typical of those built in high-quality tracts or
developments and are frequently individually designed. Attention is given to interior
refinements and detail. Exteriors have good fenestration with some custom
ornamentation.

VERY GOOD QUALITY

Homes in better residential neighborhoods. Usually custom built. Abundance of
exterior craftsmanship and interior finish is refined with high quality materials
and workmanship.

STANDARD SPECIFICATIONS

Foundation — Slab

Exterior — Frame, brick, or stone veneer, double entry doors

Interior — Sheetrock, paneling and wallpaper

Windows — Storm, double pane

Garage — Three car, attached, finished

Roof — Composition or wood shingles; gable, hip or mansard

Size - 2400-3200 square feet

Bath — 3 baths typically porcelain or marble fixtures

Heating/Cooling — Central air and heat, heat pump

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor, and radio intercom.
Fireplace — FP1, FP2, FP3, FP4, FP5, FP6, FP7 FP8

Floor Covering — Resilient floor covering, carpet, wood flooring, ceramic tile,
terrazzo.

CLASSIFICATION

6M, 6, 6P
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Residential Construction Classes
CLASS 7

Residences of Excellent Quality are usually individually designed and are characterized
by high-quality workmanship, finishes, and appointments and considerable attention to
detail. Although residences at this quality are inclusive of high-quality material and
workmanship, and are somewhat unique in their design, these costs do not represent the
highest cost in residential construction.

EXCELLENT QUALITY

Homes are built and designed for a specific individual. Architect designed and
supervised. Mansion type. Built out of the finest materials and of the best
craftsmanship.

STANDARD SPECIFICATIONS

Foundation — Slab

Exterior — Frame, brick, or stone veneer, double entry doors

Interior — Paneling, drywall, and hand crafted finishes

Windows — High efficient insulated, lead beveled glass

Garage — Three car, attached, finished

Roof — Architectural composition or wood shingles, slate or clay tile, hip,
mansard

Size - Usually in excess of 4000 square feet

Bath — 3 baths typically porcelain or marble fixtures

Heating/Cooling — Central air and heat, heat pump, typically zoned

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor, and radio intercom.
Kitchen appliances often are of commercial quality.

Fireplace — Numerous fireplaces are typical of this class

Floor Covering — Resilient floor covering, carpet, wood flooring, ceramic tile,
terrazzo, marble tile.

CLASSIFICATION

™, 7, 7P






Cl s Code-F7M



Class Code — F7



Class C F7P



Class Code - M™



Clas Cod - M7



Cla sC de-M7P

-



Residential Construction Classes
CLASS 8

Residences of Exceptional Quality are usually individually designed and are
characterized by high-quality workmanship, finishes and appointments, and considerable
attention to detail. Although residences at this quality level are inclusive of high-quality
material and workmanship, and are somewhat unique in their design, these costs do not
represent the highest cost in residential construction.

EXCEPTIONAL QUALITY
Homes are built and designed for a specific individual. Architect designed and
supervised. Mansion type. Built out of the finest materials and of the best

craftsmanship.

STANDARD SPECIFICATIONS

Foundation — Slab

Exterior — Frame, brick, or stone veneer, double entry doors

Interior — Paneling, drywall, and hand crafted finishes

Windows — High efficient insulated, lead beveled glass

Garage — Three car, attached, finished

Roof — Architectural composition or wood shingles, slate or clay tile, hip,
mansard

Size - Usually in excess of 4000 square feet

Bath — 3 baths typically porcelain or marble fixtures

Heating/Cooling — Central air and heat, heat pump, typically zoned

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor, and radio intercom.
Kitchen appliances often are of commercial quality.

Fireplace — Numerous fireplaces are typical of this class

Floor Covering — High quality carpet or hardwood (parquet or plank), terrazzo,
and vinyl, ceramic or quarry tile.

CLASSIFICATION

8M, 8, 8P
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Residential Construction Classes

SPECIAL PRICED

Residences of Luxury Quality are individually designed and are characterized by high-
quality workmanship, finishes, and appointments and considerable attention to detail.
They will normally have extensive ornamentation or special design features of top quality
materials and typically their costs do represent the highest cost in residential construction.

LUXURY QUALITY
Homes are built and designed for a specific individual. Architect designed and
supervised. Mansion type. Built out of the finest materials and of the best

craftsmanship.

STANDARD SPECIFICATIONS

Foundation — Slab

Exterior — Frame, brick, or stone veneer, double entry doors

Interior — Paneling, drywall, and hand crafted finishes

Windows — High efficient insulated, lead beveled glass

Garage — Three car, attached, finished

Roof — Clay tile, slate, architectural composition or wood shingles, hip or
mansard

Size - Usually in excess of 4000 square feet

Bath — 3 or more baths typically porcelain or marble fixtures
Heating/Cooling — Central air and heat, heat pump, typically zoned

Built-in Appliances — Range and oven, hood and fan, dishwasher, garbage
disposal, exhaust fan or bath heater, and trash compactor, and radio intercom.
Kitchen appliances often are of commercial quality.

Fireplace — Numerous fireplaces are typical of this class

Floor Covering — High quality carpet or hardwood (parquet or plank), terrazzo,
and vinyl, ceramic or quarry tile.

CLASSIFICATION

SP
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DUPLEX
Expense & Cap Rate Analysis



Duplex

Expense & Cap Rate Analysis

Expenses
Category A Category B Category C

Advertising 1.00% 1.00% 1.00%
Maintenance 18.00% 13.00% 6.00%
Insurance 6.00% 6.00% 6.00%
Mgmt 5.00% 5.00% 5.00%
Reserve 3.00% 3.00% 2.00%
Utilities 7.00% 0.00% 0.00%
Total Expenses 40.00% 28.00% 20.00%
Cap Rates

' N longview S Longview Pine Tree Spring Hill
Cap Rate Range 8-9% 12-13% 10-11% 9-10%

somse



MOBILE HOME VALUATION

Mobile homes are one the most difficult property types to appraise due to the task of discovery. Since
mobile homes are easily moved, determining situs as of the first of the year is a difficult task. A particular

subtracted from the length given.
Itis very important that the identifying serial or label number information is also gathered for the mobile
home.

As in residential structures, there is also a classification system for mobile homes based on type
construction.  However, unlike residential structures, all additional features must be priced out
separately.



MOBILE HOME CLASSIFICATION SYSTEM

CLASS T2-S SINGLE WIDE LOW QUALITY

Low quality mobile/ manufactured houses are designed to meet minimum mobile home code
requirements. The overall quality of materials and workmanship is below average. The floor
plan is usually simple with little or no attention given to detail.

STANDARD SPECIFICATIONS

Foundation
Set-up on steel or concrete piers.
Frame
Light steel beam undercarriage with outriggers and cross members.
Floor Structure
Wood floor joists with particle board or plywood decking, waterproofing and insulation.
Exterior Wall
Exterior finish is pre-painted or prefinished lightweight, corrugated aluminum, with
exposed fasteners. Minimum design and placement of economy grade windows.
Roof
Engineered trusses and sheathing with corrugated or ribbed metal roofing. Roofs are flat
or slightly arched withno overhang.
Interior Finish
Low quality printed hardboard or plywood paneling on 2”x3” studs. Small wardrobes.
Economy grade hollow core doors. Paint grade or vinyl covered particle board kitchen
cabinets and bathroom vanity. Ceiling height is typically 7'0" to 7'6".

Heating
A forced air furnace based on a moderate climate.

Electrical
Minimum number of electrical outlets. Low cost lighting fixtures.

Plumbing
Five plumbing fixtures and one plumbing rough-in are included in the base cost. The
fixtures can include any of the following: lavatory, toilet, tub with shower over, kitchen and
sink and water heater. All fixtures are usually located along one side of the house (wet wall)
with minimal runs.

Insulation A
Floor, wall and ceiling insulation, for a moderate climate are included in the basic residence
cost. '

Fireplace

Not included. Add from Lump Sum Adjustments.



CLASS T3-S SINGLE WIDE FAIR QUALITY

Fair-quality manufactured houses are designed to meet standard manufactured home code
requirements. The overall quality of materials and workmanship, while average, will be
relatively plain in finish and appearance. The floor plan is usually simple, with plumbing wet
wall on a single outside wall.

STANDARD SPECIFICATIONS

Foundation

Set up on steel or concrete piers.
Frame

Medium weight steel beam undercarriage with outriggers and cross members.
Floor Structure

Wood floor joists with particle board or plywood decking, waterproofing and insulation.

Floor Cover .
Lightweight carpet and pad, asphalt or vinyl composition tile.
Exterior Wall

Exterior finish is aluminum lap siding on 2”x4” studs. Adequate design and placement

of aluminum windows.

NOTE: Some trim around the windows.
Roof

Engineer trusses and sheathing with corrugated or ribbed metal roofing. Roofs are

typically sloped or arched with front overhang.
Interior Finish

Low quality prefinished plywood paneling on 2”x3” or 2”x4” studs. Adequate
wardrobe closets and storage. Laminated plastic countertops and backsplash. Standard
grade hollow core doors. Paint grade, vinyl covered particle board or inexpensive wood

veneer kitchen cabinets and bathroom vanity. Ceiling height is typically 7'6" to 8'0".

Heating

A forced air furnace based on moderate climate with adequate ductwork is included.
Electrical

Minimum number of convenience outlets. Low cost lighting fixtures.
Plumbing

Six plumbing fixtures and one plumbing rough-in are included in the base cost. The
fixtures can include any of the following: lavatory, toilet, tub with shower over, tiled or

modular stall shower, kitchen sink, laundry tray and water heater.
Insulation

Floor, wall and ceiling insulation,
Fireplace

Not included. Add from Lump Sum Adjustments,



CLASS T4-S SINGLE WIDE GOOD QUALITY

Good quality mobile/ manufactured houses will generally exceed the minimum mobile home
code requirements. Exterior design and interior finishes will include some detail and
ornamentation. Connection seams will be apparent on multi-sectional houses.

STANDARD SPECIFICATIONS

Foundation

Frame

Set up on steel or concrete piers.

Rigid steel beam undercarriage with outriggers and cross members.

Floor Structure

Wood floor joists with particle board or plywood decking, waterproofing and insulation.

Floor Cover

Good quality, medium-weight carpet and vinyl composition tile.

Exterior Wall

27x4” studs. Exterior finish is aluminum, vinyl, plywood or hardboard, sometimes a
combination of two. The finish is often in various textures such as horizontal siding and
board and batten. Ample fenestration, with aluminum or vinyl windows and a sliding glass
door

Roof
Engineer trusses and sheathing and composition shingles. Roof slope is typically 3 in 12
with a minimal overhang.

Interior Finish
Good-quality prefinished seamed plywood paneling, natural wood or paper veneer or
textured drywall on 27 X 4” studs. Large wardrobe closets and ample storage space.
Laminated plastic or simulated marble countertops and backsplash. Veneered hollow core
doors. Paint grade, vinyl covered particle board or inexpensive wood veneer kitchen
cabinets and bathroom vanity. Ceiling height is typically 8'0", and where practical, sloped
or cathedral with exposed beams.

Heating
A forced air furnace based on moderate climate with insulated ductwork.

Electrical
Ample number of convenience outlets.

Plumbing
Seven plumbing fixtures and one plumbing rough-in.

Fireplace

Included.



CLASS T2-D DOUBLE WIDE AVERAGE QUALITY

Average quality mobile/manufactured houses meet or exceed mobile home code
requirements. The overall quality of materials and workmanship is average and of standard
grade. The front elevation will often have some ornamentation.

STANDARD SPECIFICATIONS

Foundation
Set up on steel or concrete piers.
Frame
Medium weight steel beam undercarriage with outriggers and cross members,
Floor Structure
Wood floor joists with particle board or plywood decking, waterproofing and insulation.
Floor Cover
Lightweight carpet and pad, asphalt or vinyl composition tile.
Exterior Wall
Exterior finish is aluminum lap siding on 2”x4” studs. Adequate design and placement of
aluminum with some trim around the windows.
Roof
Engineer trusses and sheathing with corrugated or ribbed metal roofing. Roofs are typically
sloped or arched with front overhang only.
Interior Finish
Medium quality refinished plywood paneling on 2”x3” or 2”x4” studs. Adequate wardrobe
closets and storage. Laminated plastic countertops and backsplash. Standard grade hollow
core doors. Paint grade, vinyl covered particle board or inexpensive wood veneer kitchen
cabinets and bathroom vanity. Ceiling height is typically 7'6" to 8'0".
Heating
A forced air furnace based on moderate climate with adequate ductwork is included.
Electrical
Ample number of convenience outlets. Some luminous fixtures in the kitchen and bath
areas.
Plumbing
Seven plumbing fixtures and one plumbing rough-in are included in the base cost. The
fixtures can include any of the following: lavatory, toilet, tub with shower over, tiled or
modular stall shower, kitchen sink, laundry tray and water heater.
Insulation
Floor, wall and ceiling insulation.
Fireplace
Not included. Add from Lump Sum Adjustments.



CLASS T3-D DOUBLE WIDE GOOD QUALITY

Good quality mobile/ manufactured houses will generally exceed the minimum mobile home
code requirements. Exterior design and interior finishes will include some detail and
ornamentation. Connection seams will be apparent on multi-sectional houses.

STANDARD SPECIFICATIONS

Foundation
Set up on steel or concrete piers.
Frame
Rigid steel beam undercarriage with outriggers and cross members.
Floor Structure
Wood floor joists with particle board or plywood decking, waterproofing and insulation.
Floor Cover
Good quality, medium-weight carpet and vinyl composition tile.
Exterior Wall
27x4” studs. Exterior finish is hardboard. Ample design and placement of aluminum
windows and a sliding glass door. Exterior finish often will include some ornamentation.
Roof
Engineer trusses and sheathing and composition shingles. Roof slope is typically 3 in 12
with a minimal overhang.
Interior Finish
Good quality prefinished plywood paneling, natural wood veneer, or vinyl wall coverings
on 2”x4” studs. Large wardrobe closets and ample storage space. Laminated plastic or
simulated marble countertops and backsplash. Veneered hollow core doors. Paint grade,
vinyl covered particle board or inexpensive wood veneer kitchen cabinets and bathroom
vanity. Ceiling height is typically 80", and where practical, sloped or cathedral with
exposed beams.
Heating
A forced air furnace based on moderate climate with insulated ductwork.
Electrical
Ample number of convenience outlets.
Plumbing
Seven plumbing fixtures and one plumbing rough-in.
Fireplace
Not included. Add from Lump Sum Adjustments.



CLASS T4-D DOUBLE WIDE VERY GOOD QUALITY

Very Good-quality manufactured houses are typically found in high-quality manufactured
housing parks. Exterior finishes and interior refinements will resemble those of site-built housing.
They will exceed minimum requirements of manufactured home codes,

STANDARD SPECIFICATIONS

Foundation
Setup on concrete or steel piers.

Frame
Heavy steel beam undercarriage with outriggers and cross members.

Floor Structure
Wood floor joists with particleboard or plywood decking, waterproofing and
insulation.

Floor Cover
High-quality, medium-weight carpet and vinyl.

Exterior Wall
2"x 4" studs. Exterior finish is plywood with batts or hardboard sheets, Ample
fenestration, with aluminum or wood sash windows and may have a sliding glass
door and an ornamental, recessed entrance. Exterior trim could typically consist of
some imitation stone or brick.

Roof
Engineered truss system, sheathing and composition shingles. Roof slope is
typically 3 in 12 to 4 in 12, with a moderate overhang.

Interior Finish
2" x 4” stud interior walls with paper, vinyl or paint and textured drywall or
natural wood veneer. Natural wood veneer cabinets and vanities with laminated
plastic or simulated marble countertops and backsplash. Veneered hollow-core
doors. Walk-in closets or large sliding-door wardrobes. Typical ceiling height is 8'-
0”.

Heating
A forced-air furnace based on a moderate climate.

Electrical
Numerous convenience outlets, May have recessed fluorescent fixtures in kitchen
and bath areas.

Plumbing
Eight plumbing fixtures and one plumbing rough-in are included in the base cost.
The fixtures can include any of the following: lavatory, toilet, tub with shower
over, tiled or modular stall shower, kitchen sink, laundry tray, water heater and
whirlpool tub.

Insulation
Floor, wall and ceiling insulation for a moderate climate.

Fireplace

Not included. Add from Lump Sum Adjustments.



CLASS T5-D DOUBLE WIDE EXCELLENT QUALITY

Excellent-quality manufactured house are similar in both design and appearance to modular
constructed houses and to an extent, site-built residences typically found in tract development.
Costs for these types of construction will overlap. Manufactured houses at this quality level will
exceed minimum requirements of manufactured home codes and will often meet, in part, local
building codes.

STANDARD SPECIFICATIONS

Foundation
Setup on concrete or steel piers.

Frame
Heavy steel beam undercarriage with outriggers and cross members.

Floor Structure
Wood floor joists with particle board or plywood decking, waterproofing and insulation.

Floor Cover
High-quality, medium-weight carpet and vinyl.

Exterior Wall
27y 4” studs. Exterior finish is plywood with batts or hardboard sheets. Ample
fenestration with aluminum or wood sash windows. Exterior trim could typically consist
of brick stone veneer.

Roof
Engineered truss system, sheathing and composition shingles. Roof slope is typically 3
in 12 to 4 in 12, with a minimum overhang of 16”.

Interior Finish
9 x 4” stud interior walls. Interiors have good tape and textured finished drywall with
some paper or vinyl wall covering or natural wood veneer paneling. Good natural wood
veneer cabinets and vanities with laminated plastic or simulated marble countertops and
backsplash. Veneered hollow-core or raised-panel doors. Walk-in closets or large
sliding-door wardrobes. Typical ceiling height is 8°-0”. :

Heating :
A forced-air furnace based on a moderate climate.

Electrical
Numerous convenience outlets. Some recessed fluorescent fixtures in kitchen and bath
areas.

Plumbing
Nine plumbing fixtures and one plumbing rough-in are included in the base cost. The
fixtures can include any of the following: deluxe whirlpool tub, lavatory, toilet, tub with
shower over, tiled or modular stall shower, kitchen sink, laundry tray, water heater and
wet bar.

Insulation
Floor, wall and ceiling insulation for a moderate climate.

Fireplace

Not included. Add from Lump Sum Adjustments.



TEA CODES FOR MOBILE HOMES

A2 - MH Owner & Land Owner are the Same (Less than 5AC)
E2 - MH Owner & Land Owner are the Same (More than 5 AC)
M1 - MH Owner Does Not Own the Land (Improvement Only)
M3 - MH In Mobile Home Park (Improvement Only)

OTHER INFORMATION

Pad Site - $3,000

Storage MH - Flat Value up to $2,000

MH - M (Schedule)

The Land that the Mobile Home is Situated on Can Not be Coded M1, it Must be Coded to Reflect
the Predominate Use of the Property which is Indicated on the Land Owner’s Card.
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LAND VALUATION






GCAD Residential Real Property Inventory Appraisal

QUALIFICATION

Texas Administrative Code §9.4013

(a)A residential real property inventory is one or more platted lots or tracts, and improvements, if any,
meeting the following criteria:

They are under the same ownership;
They are contiguous to one another or are located in the same subdivision of development;
They are held for sale in the ordinary course of business;
They are subject to zoning restrictions limiting them to residential use; or if not subject to
zoning, they are:
A. Subject to enforceable deed restrictions limiting them to residential use; or
B.  Their highest and best use is as residential property;
5. They have never been occupied for residential purpose; and
6. They are not presently leasing or producing income.

BwN e

(b)A residential real property inventory shall be appraised as a unit at the price for which it would
transfer to another person continuing the business, using generally accepted techniques for the
appraisal of subdivisions and similar properties.

Texas Property Tax Code § 23.12

Residential Inventory is to be valued at the price for which it would sell as a unit to a purchaser who
would continue the business.

The qualification date for residential inventory is January 1 of each tax year. A property that qualifies for
residential inventory pursuant to this section on January 1 in the hands of a developer continues to
qualify for that tax year for a subsequent purchaser.

NOTE: A property owner does not have to render to qualify for residential inventory valuation.

RENDITION FORM

Property Tax Form 50-143 Rendition of Residential Real Property Inventory



RENDITION DEADLINE

Texas Property Tax Code § 22.23

The filing deadline for Residential Inventory is April 15th, unless an extension is requested in writing,
then it is May 15 of the current tax year. The chief appraiser can further extend this deadline an
additional 15 days upon good cause shown in writing by the property owner.

RENDITION PENALTY

Texas Property Tax Code § 22.30

The chief appraiser shall impose a penalty on a person who fails to timely file a rendition statement or
property report required by this chapter in an amount of 10% of the total taxes imposed on the property
for that year by taxing units participating in the appraisal district.

WORK PROCESS
Key Dates
December 15" — First Inventory Application Notice mailed
January 1%t — 15" — Fieldwork for “01” and "% Complete” properties & Calculation of Absorption Rates
March 15t — Second Inventory Application Notice mailed
April 15t — Deadline to Apply

April 15" — Code (01 )Penalty: Late applications or those properties that fail to apply for Inventory (01)
status will receive a late penalty of 10%

May 1% — Mailing of 25.19 Notice of Appraised Value (Approximate date)

Basic Work Required

Each developing subdivision has a unique absorption rate. These rates are influenced by differing
market factors, and because of this, these properties are worked as an individual project annually.

In preparation, a review of filed plats, deed file information and contact with developers and builders is
a part of the necessary work to ensure a reliable data base. The working spreadsheet for “Residential
Real Inventory” property, which reflects the history of individual subdivision activity, is maintained and
updated. New builders or developers and their properties are added as they are discovered and
properties that no longer qualify are removed.



Individual properties within the subdivisions are inspected to gather the January 1 data required for
Pproper valuation & identification. This includes:

Market/sales information on lots

Number of vacant lots at beginning of development project

Ownership of lots

Number of lots sold/leased to individuals (vacant or improved) during year

% complete of any improvements (“% Complete” form & photograph required on all)
Unbuildable lots (special value consideration)

All other typical information gathered for identification and valuation of properties

From this information and inspections the individual subdivision absorption rates are calculated and
applied to the appropriate properties.

Property Assessment Valuation

*All (01) properties will be priced as follows:
1. Absorption Rate
Properties / Properties Sold = AR
Ex:
(1 Year Model)
40 Properties / 10 Properties Sold = 4 Years (amount of time needed to sell all properties)

2. The Present Value of 1 Table

Ex:
Years 8.5%
1 $0.921659
2 $0.849455
3 $0.782908
4 $0.721574
5 $0.665045

6 $0.612945



Years 8.5%

7 $0.564926
8 $0.520669
9 $0.479880
10 $0.442285
11 $0.407636
12 $0.375702
13 $0.346269
14 $0.319142
15 $0.294140
16 $0.271097
17 $0.249859
18 $0.230285
19 $0.212244
20 $0.195616
21 $0.180292
22 $0.166167
23 $0.153150
24 $0.141152
25 $0.130094

Use the calculated absorption rate along with this table to determine what inventory value percentage
to apply to the property.



RURAL LAND CLASSIFICATION SCHEDULE

USE

CLASSIFICATION

DESCRIPTION

Agriculture

Timberland

RI1

RN1

RB1

TP1

TP2
TP3
TP4

TH1

TH2
TH3
TH4

™1

Rangeland Improved
Pastureland composed of improved
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