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Plan for Periodic Reappraisal 

Texas Property Tax Code Sec. 25.18. Periodic Reappraisals. 

(a) Each appraisal office shall implement a plan for periodic reappraisal of property 
approved by the board of directors under Section 6.05(i). 

(b) The plan shall provide for the following reappraisal activities all real and personal 
property in the district at least once every three years: 

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

The Pecos County Appraisal District (PCAD) receives listings of all deeds filed with the Pecos 
County Clerk’s office.  Deeds are read and abstracted by clerical staff in the deed department of 
PCAD.  Information is recorded in the computer assisted mass appraisal system (CAMA) 
software including grantor, grantee, date of recording, volume and page.  Property 
identification numbers are assigned to each parcel of property. 
 
Business personal property is located by canvassing the county street by street, using data 
sources such as yellow pages, sales tax permit holder lists and other business listing 
publications to ensure that all property owners are located. All businesses are mailed a 
rendition about January 1 of each year.  Owners are required by law to list all their business 
personal property.  Failure to render results in an automatic 10% penalty and a possible 50% 
penalty if a false rendition is filed.  Lists of commercial vehicles are also purchased annually 
and these vehicles are tied to appropriate business accounts.  Renditions are also required of 
utility companies, railroads and pipelines. 
 
Oil and gas wells are discovered using Texas Railroad Commission records.  Production 
records are processed by a contracted appraisal firms.  Ownership is determined by records 
known as division orders. 
 
PCAD utilizes a highly developed geographic information system (GIS) that show ownership 
lines for all real estate. Aerial photography is interfaced with the GIS for an additional layer 
of vital information. 

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

All real estate is physically reviewed at least once every three years and business personal 
property is reviewed annually. All real property in the Fort Stockton ISD will be reappraised in 
2023 and all real property in the Iraan/Sheffield ISD will be reappraised in 2024.  Real property 
in the Buena Vista ISD is scheduled to be reappraised in 2025. See Exhibit A of this plan for 
the proposed 2023 and 2024 work schedules. A category breakdown of properties to be appraised 



each year of the plan is also included. A map highlighting the proposed work areas for each 
year of the 2023-2024 reappraisal plan is also included. 
 
Appraisers drive the county and gather data about each home, commercial business or vacant 
tract.  The appraisers walk from property to property measuring the structures and noting the 
condition of the property and noting any changes to the property since the last physical 
inspection. Pictures are taken to capture the property’s current quality and condition.  The 
appraiser notes the date of the physical inspection on the field card and that information along 
with any property changes is entered in the CAMA system. The pictures are stored in the CAMA 
system and used to assist the appraiser in making decisions in the office. Other data stored in 
the CAMA system includes an exterior sketch of the improvement, which allows for the 
calculation of square footage for the building and its components such as, garages, porches, 
patios, and other structures not attached to the main improvement.  Other property 
characteristics maintained in the CAMA systems are components found within the building 
such as bathrooms, fireplaces, air conditioning, roof type, wall heights and exterior finish.  New 
property is discovered using septic tank permits, utility hook up permits and driving the county. 
 
Rural acreage is inspected to verify existing agricultural and wildlife management use.  New 
applications for agricultural and wildlife management use are inspected annually.  
 
Business personal property is physically inspected annually.  The quality and density of 
inventories are determined as of January 1 and the age and condition of furniture, fixtures, 
machinery and other equipment is noted. If the appraiser’s observation differs from that of the 
rendition filed by the business owner, additional information is requested from the business 
owner and sometimes a value that differs from the rendered value may be assigned. 
 
PCAD contracts with an appraisal firm that specializes in the appraisal of oil and gas 
properties, utilities, railroads and pipelines. Specialized software is used to determine well 
production, decline and economically recoverable reserves. The reserves are appraised 
discounting for the time it will take to recover them from the earth.  Utility companies, railroad 
and pipelines are appraised using the income approach, where the net income is capitalized 
and allocating the resulting value to the various taxing entities in the county. 
 
See Exhibit A for proposed work schedules for each appraisal year, a map of the areas 
designated for reappraisal each year and the estimated number of parcels to be reappraised by 
property category. 

(3) Defining market areas in the district; 

Market sales are used define market areas and improvement and land schedules are developed 
accordingly.  Because of the scarcity and reliability of market sales in Pecos County, PCAD 
has designated Buena Vista ISD, Fort Stockton ISD and Iraan-Sheffield ISD as market areas 
for purposes of statistical analysis and appraisal schedule maintenance. Ratio studies are 
performed on property types within each market to test appraisal performance and perform 
appraisal maintenance on cost schedules and tables. 
 



Market areas are also developed for land.  Adjustments are determined based on location, size, 
topography and other characteristics recognized by market sales. 

(4) identifying property characteristics that affect property value in each market 
area, including: 

(A) the location and market area of property; 

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

(C) legal and economic attributes; and 

(D) easements, covenants, leases, reservations, contracts, declarations, 
special assessments, ordinances, or legal restrictions; 

Each parcel of property has detailed information recorded in the CAMA system. Land 
attributes consist of legal description, dimensions, zoning, size, utilities, road access and any 
other special, unique or legal characteristics are noted and used for developing schedules and 
defining market areas.  Each improvement record consists of a current sketch with 
measurements, a photograph of the improvement and individual property characteristics such 
as class, construction quality, year of construction, roof covering and style, exterior finish, 
number of bathrooms, fireplaces, heating and air conditioning, pools, out buildings and other 
attributes specific to the improvement. 

(5) developing an appraisal model that reflects the relationship among the 
property characteristics affecting value in each market area and determines the 
contribution of individual property characteristics; 

PCAD’s computer assisted mass appraisal (CAMA) system utilizes an appraisal model that 
reflects the relationship among the property characteristics affecting value in each market 
area and determines the contribution of individual property characteristics. The model uses 
the cost approach to value to estimate the original cost of each building component. Market 
sales are studied for improvement contributions in each market area and adjustments to cost 
schedules are applied to each improvement via depreciation and market adjustment factors. 
 
Similar models are used when appraising apartments, commercial and industrial properties, 
but market sales and income data are key components of the valuation process for these 
properties. 

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

PCAD uses conclusions reflected in appraisal model results to construct and maintain 
property classification guides identifying minimum property characteristics typical for each 
property class. By utilizing sales data for each neighborhood and market area, conclusions 



concerning age, quality, condition, construction components, depreciation and other variables 
are tested against the model’s results. 

(7) reviewing the appraisal results to determine value. 

PCAD tests the results of its appraisal model values (appraisals) against market data (sales) to 
determine the accuracy and level of appraisal, as well as to monitor the integrity of the 
appraisal model (CAMA).  Ratio study results are used to maintain and update appraisal 
schedules to achieve market value appraisals. Sales ratios are performed for each property 
category within each ISD to determine if values assigned by the model fall within a 95% - 
105% confidence interval level. 
 
 
The Six Steps in the Appraisal Process include: 
 

1. Definition of the problem 
• Identify the property to be appraised 
• Specify the property rights to be appraised 
• Define the purpose and function of the appraisal 
• Specify the date of the appraisal 
• Define the type of value  

 
2. Planning 

• Identifying data to be collected 
• Decide which  selections of value approaches to use 
• Resources needed 

 
3. Data Collection 

• General Information such as national trends, regional and local trends, and 
neighborhood trends 

• Specific information  of  the property including legal rights, 
And restrictions of use of the property 
 

4. Application of  the data and approaches to value 
• Same or similar methods for same or similar properties 

        
5. Reconciliation of value -for single property appraisals 

 
6. Final values – allowance for all known factors affecting value are  

applied to properties  
 
All properties are valued at current market value.  Valuation date, with the exception 
of allowed September 1st inventory values for certain properties, is January 1st each year. 
(Section 23.01, Texas Property Tax Code) 
 



All data is gathered and analyzed in accordance with the district’s procedures for identification, 
collection and listing for new and existing properties. 
 
Pecos CAD, in compliance with Section 23.0101, Texas Property Tax Code, considers all 
approaches to value for the appraisal of all properties within the district. We then select the one 
approach to value that is the most meaningful and reliable indicator of market value for a specific 
property class in our Computer Assisted Mass Appraisal (CAMA) system.  Single property 
appraisals typically make use of one or more value approaches reconciled into a single value 
conclusion. 
 
 
IDENTIFICATION, COLLECTIONS AND LISTINGS OF NEW PROPERTY 
 
The district realizes that a good mapping system is essential for the proper location, 
identification, and inventory of all parcels within a jurisdiction. The district’s computerized 
geographic information system (GIS) provides for good foundation to show boundaries of 
parcels and parcel location as well as parcel identifier.  Parcel identification is further made by 
legal description and by street address.  A unique identifier is assigned to each parcel. 
 
Real property land and real property improvements are identified and then listed in the district’s 
records by several different means: 
 

• Physical Inspections – The district is on an annual reappraisal cycle with property 
inspections being conducted on an annual basis. 

 
• Deed Transactions – Provide information needed to discovery (size, shape, location). 

 
• Land Based Photography – Property photos from our databases are utilized for 

identifying improvements. 
 

• Surveys – use is made of plats as well as single parcel surveys to identify land and 
improvements.   

 
• Permits – For properties inside city limits, the district receives from the City of Fort 

Stockton Planning & Zoning department a copy of all issued permits.  These  
            are entered into the field appraiser’s property records for further inspection. 
  

• Media – Publications and news coverage of property additions or changes are noted and 
provided to the field appraiser in the area where the property is located. 

 
• Sales Data – Multiple Listings Service (MLS) and other sales information is analyzed and 

utilized by the district in its records for new property or additions to existing properties. 
 
 
 
 



DATA IDENTIFICATION and COLLECTION – REAL PROPERTY 
 
The type of property will determine the extent of the information gathered.  General data to be 
gathered will include physical, economic, governmental and social factors that can affect value 
(neighborhood characteristics, trends & factors influencing values).  Comparative data will 
consist of sales, cost income information.  Specific data is needed will consist of site and 
improvement data. 
 
STEPS:  Field 
 

1. Before leaving the office for field inspections, the appraiser will gather information that 
will be worked on that day. 

 
2. Direct observation of properties from all aspects (drive alleys, unimproved roads). Note 

class of improvements, condition, and functional utility of the properties in the 
neighborhood.  Note land classes, change in use or any factor affecting the site including 
highest and best use. 

 
 

3. Work all permits on properties to assist appraiser with additions and changes. 
 

4. On new construction attempt to gather physical measurements.  For incomplete structures, 
determine percent complete on January 1st per percentage of completion guidelines in 
“Improvement” tab in the Beyond Appraisal Computer Assisted Mass Appraisal (CAMA) 
system. Classify according to Pecos CAD’s improvement guides.  Note all relevant 
physical features and note in worksheet. 

 
5. DO NOT go through closed gates or cross “POSTED” signs onto any property without 

owner or property manager’s permission. 
 

6. Never enter an occupied residence alone.  If owner requests that the interior be observed; 
set up an appointment time with another district appraiser or supervisor to inspect. 

 
7. If confronted in the Field-explain who you are and your actions.  Have your badge on and 

your magnetic signs on vehicle visible while in the field.  Offer your business and TDLR 
card and be polite and professional. 

 
 
STEPS:  OFFICE COST MODELS  
 

1. Appraiser to gather cost information, income and expense data and sales data on new or 
existing improvements or properties by interview or through questionnaires.  Market 
trends from MLS or other economic sources indicating trends and forces impacting value 
must be analyzed. 

 



2. For cost models-appraiser to sketch, label and class all improvements based on district 
schedules.  Estimate accrued depreciation (physical deterioration, internal and external 
obsolescence). 

 
3. Apply land table schedules to land and adjust for any relevant factors (size, location, and 

utility, etc.) 
 

4. Apply any needed adjustments for site improvements not included in class defining 
features. 

 
 
  INCOME MODELS    
      

1. Appraiser to gather income/expenses and operating data from property owner/manager for 
income producing real properties (hotel/motels, multi-family apartments, office buildings, 
real store where applicable) by direct interview or written questionnaires.  Comparison 
with historical data and competing similar properties are made by the appraiser.  Category 
comparison with uniform account categories are to be conducted when data is available. 

 
2. Gross income estimates are to be made in the Pritchard & Abbott PC CAMA system 

income value models along with vacancy and collection losses.  All expenses are to be 
analyzed for allowance to arrive at net operating income. 

 
3. Direct capitalization rates for various classes of properties will be utilized based on the 

rates adopted by the district annually for specific classes of property. 
 

4. Income value will then be allocated to land and improvements based on first, the carried 
value of land from the cost model for the property, with the remainder allocated to the 
improvements.       

 
  SALES MODELS  
 

Pecos County Appraisal District’s primary goal is to appraise property by estimating market 
value of each property within its jurisdiction. Pecos CAD conducts a series of ratio studies on 
properties of different categories, locations, and similarities. Pecos CAD analyzes market data 
to determine the price that the property being appraised would probably bring in the 
marketplace on the date of appraisal. Sales data is needed for the valuation process and for 
sales ratio studies. Studies help determine several key factors, used to adjust assessed values 
on properties to the common level.  

 
These factors include: 

 
• Measurements and evaluation of the level and uniformity of mass appraisal models 

 
• Internal quality assurance and identification of appraisal priorities 

 



• Determination of time trends 
 

• Adjustment of appraised values between reappraisals 
 
 

Pecos CAD adheres to IAAO’s Standard for Sales Verification. Property tax is to be fair and 
provide adequate revenue for local government; mass appraisal must produce accurate 
appraisals and equitable assessments. The primary tool used to measure mass appraisal 
performance is the ratio study. A ratio study compares appraised values to market values.  
Market value is the most probable price in cash that a property would bring in a competitive 
and open market, assuming that the buyer and seller are acting knowledgeably, sufficient time 
is allowed for the sale and price is not affected by special influences. A ratio study usually has 
six parts: 

 
(1) Delineation of objectives 

The objectives of the study determine its scope, content, depth, and flexibility. 
 

(2) Collection and Preparation of data 
The precision and reliability of any ratio study depend on the quantity and quality of 
the sales and independent appraisals available. Sales data must be collected, screened, 
and edited, and sales prices adjusted as necessary for financing, personal property, and 
time of sale. 

 
(3) Matching of appraisal and sales data 

The basic physical characteristics of each property used in the ratio study must be the 
same when appraised for tax purposes and when sold or appraised by the review 
agency. For sales this implies two essential steps 

1) One should ensure that the legal descriptions match 
2) Once the legal descriptions match, one must ensure that the rights 

transferred, the permitted use, and the physical characteristics are the 
same at time of assessment and time of sale. 

 
 

(4) Stratification 
Divides all the properties in a jurisdiction that fall within the scope of the study in two 
or more subpopulations. Provides a more complete and detailed picture of the extent 
and nature of appraisal performance and can enhance sample representatives ness. 

 
 

(5) Statistical analysis 
Ratio data can be arrayed, tabulated, and graphed, and various measures of appraisal 
level and uniformity can be calculated. Assessment officials may also need to develop 
confidence intervals or test hypotheses about appraisal performance in order to 
determine compliance with legal or administrative standards. Such analyses are 
especially important for equalization decisions. 

 



(6) Evaluation and use of results 
Properly designed and executed ratio study provides valuable information  about the 
quality of mass appraisal work. Areas with good results should need less time and 
attention, which can then be redirected to areas with poor results. These areas can be 
targeted for reappraisal or other corrective action. 

 
However, ratio studies have limitations. Perfection is not possible in mass appraisal, 
nor can ratio studies provide perfect information about appraisal performance. 
Insufficient sales or overrepresentation of one locale with an active market can distort 
results. In general, the reliability of a ratio study increases with the number and 
representative ness of the sales or independent appraisals used in the study. In 
addition, reliability requires that unsold parcels be appraised in the same manner as 
sold parcels. 

 
   

Sources of Sales 
 

Primary sources of sales data in Pecos County include real estate transfer documents, sales 
verification questionnaires to buyers, and third party sources such as realtors, fee appraisers 
and lending institutions. Pecos CAD accesses a multiple listing service through a third party 
source. 
 
Pecos CAD sends a Sales Questionnaire Survey to the buyer and seller of a property. Once the 
sales data is collected, it is then verified and adjusted as necessary for model calibration and 
ratio study purposes. Sales are verified to determine whether they reflect the market value of 
the real property transferred. Sales data is collected, edited and adjusted to obtain valid 
indicators of market value. Sales data is verified by contacting a party to the sale (buyer, seller, 
or other knowledgeable party) when there is a question or an answer is unclear on a sales 
questionnaire completed prior to the recordation. 

 
Sales Verification 

 
• Sale prices reflect only the market value of the real property transferred and not the value 

of personal property, financing, or leases. 
• Sales occurred during the time frame being tested or modeled. 
• Sales are excluded only when they fail to meet the requirements of an open market, arms 

– length transaction, as defined by Texas Property Tax Code Section 1.04(7). 
 
All sales meeting the definition of market value should be included as valid transactions unless 
one of the following two conditions exists: 
 
• Data for the sale are incomplete, unverifiable, or suspect. 
• The sale fails to pass one or more specific tests of acceptability. 
 
 



Pecos CAD staff understands the following types of sales are often found to be invalid and can 
be excluded. 
 
• Sales involving government agencies 
• Sales involving financial institutions as buyer or seller 
• Sales involving charitable, religious, or educational institutions 
• Sales between relatives  
• Sales settling an estate 
• Forced sales resulting from a judicial order 
• Sales of doubtful title 
 
Once sales are analyzed and verified then adjustments can be made. 
 
Adjustments 
 
Sales are adjusted to represent only the value of the real property as of the assessment date 
prior to model calibration and ratio studies. Adjustments should be made for the following: 
 
• Buyer’s closing costs 
• Assumed long-term leases 
• Delinquent taxes 
• Financing 
• Gift programs 
• Personal property 
• Real estate commissions 
• Repair allowances 
• Special assessments 
• Time 
 
Real property tax is based on the market value of real property alone as a specific date. This 
value may not be the same as investment value and does not include the value of personal 
property or financing arrangements. If adjustments for more than one purpose are to be made, 
they should be made in the following order: 
 
1. Adjustments that convert the price to a better representation of the market value as of the 

date of sale (these include adjustments for financing, assumed long-term leases, and special 
assessments). 

2. Adjustments that develop or isolate the price paid for taxable real property (these include 
adjustments for personal property received by the buyer, property taken in trade by the 
seller, the combination of partial interest sales, delinquent real estate taxes, and incomplete 
or unbuilt common property). 

3. Adjustments for differences in market value levels between the date of sale and the date of 
analysis (time trends).  

 
Time Adjusting 



 
Pecos CAD recognizes the importance of adjusting sales for time in active markets and 
regularly analyzes sales to determine the appropriateness of time adjustments.  Historically, 
the volume and types of sales occurring in Pecos County have not warranted time adjustments.  
 
Time Adjustment Techniques: 
 
• Tracking sales-to-appraisal ratios over time 
• Including date of sale as a variable in regression or feedback models 
• Analyzing re-sales 
• Comparing per-unit values over time, such as a subdivision or condominium complex 
• Isolating the effect of the time through paired sales analysis. 
 
 
Changes in price levels should be monitored and time adjustments made by geographic area 
and type of property, because different segments of the market tend to change in value at 
different rates. Time adjustments should be applied prior to any statistical analysis; however 
atypical sales should be removed for the time-trend application. These atypical sales should, 
however, be included during the outlier trimming process, which occurs during the statistical 
phase of the ratio study program.  

 
DATA IDENTIFICAION AND COLLECTION – Personal Property 
 
Personal property is discovered, identified and listed in the district records by various means and 
in accordance with IAAO “Standard on Valuation of Personal Property.”  The owners and 
users of personal properties within the district are determined by use of phone directories, 
business licenses, assumed name-DBA filings, sales tax lists, correspondence audits, field 
inspections, vehicle registrations and from other data self-declarations, renditions) made 
available to the district. 
 
STEPS:  FIELD 
 
1. Appraisers will make at least one attempt at an “on-site” inspection of every business within 

their geographic area each year.  The date of the visit will be logged in any information 
received from the property owner will be reviewed and entered in the worksheet.  Any other 
relevant data will be entered in district records. 

 
2. Visits to businesses will be made during normal business hours or at a mutually agreed upon 

time.   
 
3. Be prepared to deal with a variety of circumstances.  Keep in mind, more time is generally 

required to work a personal property account than for many real property accounts.  
 
4. Introduce yourself and explain the reason for your visit.  Present yourself in a businesslike 

manner, always display your badge and offer your business card. 
 



5. If the owner/manager is not present, attempt to speak with someone with knowledge of the 
business.  Make comments in the “Notes” about title/position of person interviewed. 

 
6. Confirm correct business name, ownership and mailing address. 
 
7. Ask for permission to tour the facility in order to determine what assets are to be assessed 

and to make note of when making a value estimate of income producing business personal 
property. Prior year records are most beneficial to existing accounts.  

 
8. Obtain owner names and addresses of any leased or consigned goods or equipment. 
 
9. Get an inventory and asset list if the business is willing to provide one.  If not, leave a blank 

CPA FORM 50-144 BUSINESS PERSONAL PROPERTY RENDITION. 
 
10.  If a quality/density schedule is available for the particular business type, make note of 

amount and quality of assets and inventories and the square feet of space utilized by the 
business goods. 

 
11.  Make comments in the “Notes” concerning quality/density or specific asset items (vehicles 

and other items). 
 
12.  Remember, many businesses are unwilling to provide any information at all.   If that occurs, 

be courteous, politely leave the premises, and make notes DO NOT Allow the situation to 
become confrontational. 

 
 
STEPS:  OFFICE  
 

1. District appraisers will enter into the Inventory Detail in Pritchard & Abbott PC CAMA 
System all asset items including inventories at cost. These will be both rendered and 
worksheet values. 

 
2. Vehicle registrations of commercial accounts will be entered into district records and 

valued per subscription services guides and/or from NADA Blue Book guides. 
 

3. Special Inventories for Vehicle Inventory Tax (VIT) will be accounted for based on 
monthly inventory statements along with annual declarations filed by the business owner.  
Field inspections along with dealer lists from the state will be utilized to identify new 
business accounts. 

 
4. Permits filed for businesses along with DBA filings will be reviewed and listed by the 

appraiser for any businesses within their area. 
 

5. Aircraft registrations will be reviewed and new commercial use account set up and valued 
per The Aircraft Blue Book.   

 



6. New utility property such as pipelines is typically picked up from pipeline renditions from 
operators, published announcements, and from regulatory filings.  Pecos CAD’s (Thos. Y. 
Pickett & Co.) pipeline depreciation schedule is applied to existing and new constructed 
lines.   

 
7. New producing oil & gas wells are set up in district records from both Railroad 

commission (RRC) report subscriptions, new production reports from Historical 
Production Data Inc.  (HPDI) subscriptions and from GASearch Oil and Gas pricing 
research of new well completions, workovers and applications for new and existing wells 
in Pecos County.  

 
8. Personal property items on process plant facilities are included in industrial real estate 

records.  Industrial real property renditions are worked and comparisons made to other 
reported data such as pollution control reports.  The appraiser will compare detail from all 
sources along with historical property records.  

 
 
APPRAISAL PROCEDURES-REAL PROPERTY IMPROVEMENTS 
 
RESIDENTIAL (Single Family Residence) 
 
District real property appraisers perform physical inspections of all real properties in the field on 
an annual basis.  Physical observations are matched against the property sketch and other 
attributes on file in the existing database property records.  Required changes are made by the 
appraiser for; classification of improvements, conditions, size measurements, all observed and 
noted physical features as well as any known internal or external factors.  For inside city 
properties, permits of records are analyzed and compared with observed data.  Reconciliations 
are made of any differing data.  Physical measurements are performed by the appraiser and 
compared with any additional floor plans, builder sketches, surveys, blueprints or other data for 
any significant discrepancies.  Measuring is performed with an electronic measuring devise, tape 
or measuring wheel.  Data noted in the parcels worksheet.  If during field work or by other 
means, it is discovered that improvements were not picked up in a prior year and should have 
been; that omitted property will be subject to supplement or prior year appraisal rolls.  
 
The district’s mass appraisal models (schedules) are generally referred to in district records as 
cost models.  However, of the six recognized methodologies commonly used in tax appraisal for 
CAMA models, the district uses what is called a Hybrid Cost Model.  Benchmark replacement 
costs are adjusted with local comparable sales data to develop what are called cost models for 
various classes.  Most districts in the state use these hybrids in place of pure cost driven 
improvement models. 
 
Residential properties are valued in mass based on class models.  Location modifiers are applied 
if warranted.  Cost schedules are compared to known local actual builder costs.  Marshall and 
Swift cost tables are also used in schedule development, modified for our local market.  
Depreciation tables are further checked against actual sales to measure loss due to age and 
condition.  Functional obsolescence is noted for a property when a determination can be made 



and a measurable loss amount can be reasonably made.  Any external or location obsolescence 
that can be determined and reasonably measured is made as an adjustment to a specific property 
or group of properties.  All values by class and location are analyzed and reconciled by ratio 
study prior to final value generation.  All cost schedules are fully computerized in the district’s 
CAMA system.  Multi-family residential properties are valued for the most part on the Income 
Approach to Value.  Actual and market rental/expense data is obtained by the appraiser and 
applied to properties using our CAMA Income Appraisal system software.  Small units for which 
market data is not reasonably available are valued based on multi-family improvements class 
cost models.  Any additions or upgrades are noted by the field appraiser on the parcels 
worksheet. 
 
RESIDENTIAL REAL ESTATE INVENTORY 
 
In compliance with Section 23.12, Texas Property Tax Code, Pecos CAD has adopted 
procedures for the identification and valuation of residential real estate property which has never 
been occupied as a residence and is held for sale in the ordinary course of a trade or business, 
provided that the residential property remains unoccupied and is not leased or rented and 
produces no income.  This is as of the appraisal date of January 1st each year and can include 
both land and improvements. 
 
Pecos CAD has established procedures for the equitable and uniform appraisal of inventory for 
taxation.  The “Builder’s Method” or “Development Method” as it is commonly called; is the 
procedure used by the district to value the current worth of residential real inventory.  It is the 
actual cost outlay by the developer as of January 1st for qualified properties, to include land, land 
improvements both on and to the site.  Mark up for entrepreneurial profit is not included.  The 
district makes available CPA Form 50-143 Rendition of Real Property Inventory to Residential 
Developers for Inventory reporting for the current appraisal year each January 1st. 
 
Itemized statements of costs incurred to date are analyzed for land-site work and allocated to all 
parcels within the area addition.  Any improvement costs accrued to date are applied to the 
identifiable parcel where it is physically located.  All residential real estate inventory renditions 
are “confidential” and are kept in file.  The district’s procedures that are used for the valuation of 
these real estate property inventories are listed below. 
 
In order for residential real property to qualify as inventory, it must meet all of the following 
criteria: 
 

1. All lots/tracts are under the same ownership, and they are contiguous or located in the 
same subdivision or development. 

 
2. The properties are held for sale (as business inventory) in the ordinary course of 

business. 
 

3. They are subject to zoning restrictions limiting them to residential use.  If not subject 
to zoning, they are subject to enforceable deed restrictions limiting them to residential 
use, or their highest and best use is residential. 



 
4. The properties have never been occupied for residential purposes, they remain 

unoccupied, and they are not presently leased/rented or producing income. 
 
When all of the above criteria are met, both land and improvements will be classified Texas 
Comptroller’s Property Tax Assistance Division (PTAD) Category O:  Residential Inventory and 
each property will be appraised as a unit. 
 
The market value of real estate inventory will be based on the total developmental cost. 
Developmental costs include, but are not limited to: 
 

1. Purchase price of land 
2. Fees/permits (legal,   engineering,   contractor,   administrative,   architectural,   

platting) 
3. Site preparation (clearing, fill dirt, leveling, drainage control, landscaping) 
4. Utilities (water, sewer, gas, electric) 
5. Streets (grading, paving, curbs, gutters, sidewalk, streetlights) 
6. Amenities (fencing, security gates and controls, signage) 
7. Marketing and sales costs. 

 
Once all developmental costs are calculated, that figure will be divided by the total square 
footage or acreage to determine the per-square-foot or per acre value.  The market value of the 
real estate inventory will then be set based on those results. 
 
 
RESIDENTIAL MUTI-FAMILY (APARTMENTS) 
 
An apartment is considered to be a building containing 2 or more living units, each unit being 
designed for occupancy by one family.  As with the appraisal of all other types of property, the 
appraiser must become familiar with the factors which influence the value of multi-family 
properties and give careful consideration to the major value influences in the development of 
market value estimates, in accordance with Standard Rule 6-1, Uniform Standards of 
Professional Appraisal Practice (USPAP).  Pecos CAD has established a policy for apartment 
valuation that reflects what potential buyers, sellers and investors as well as lending institutions 
would use in measuring property potential, risk, and prudent value. 
 
All three approaches to value – cost, market, income may be used in appraising multi-family 
properties.  The Market Approach to Value is considered to be a most accurate indicator of 
value; however, the inability of district staff to determine terms of sale and sale conditions for 
enough sales to rely on this approach, requires that an alternate approaches be considered and 
relied on. Cost models are performed for all apartment projects.  The Cost Approach with 
depreciation and obsolescence properly estimated and with land value reasonably valued, 
provides a meaningful and reliable indicator of value.  The actual marketplace for multi-family 
properties, however are valued on the Income Approach by actual market participants.  Pecos 
CAD likewise utilizes income models for the Valuation of apartment projects with enough size 
and income potential to warrant income modeling. 



 
Pecos County has approximately 70 properties classified as apartments in its records.  Of these 
70 or so properties, the district utilizes a cost model to value the improvements and a land table 
to value the land based on size and location.  Since apartment projects are considered to be 
investment use property, the Income Approach is typically considered to be a more reliable and 
meaningful indictor of current market value for multi-family residential properties.  It is also the 
method that other districts and marketplace participants use for valuing these types of properties.  
The district performs an income value appraisal on about half of the (larger projects) apartment 
projects in the district.  
 
 In compliance with Section 23.01 (b), Texas Property Tax Code the district uses the same 
income value models on the same or similar properties.  Under Section 23.012, Texas Property 
Tax Code, the district:  
 

1. Analyzes comparable rental data to estimate gross income potential. 
 

2. Analyzes comparable operation expenses for the property. 
 

3. Analyzes comparable data to estimate for the property. 
 

4. Bases future rents or income potential and expenses on reasonably clear evidence. 
 

5. Develops income and expense statements and cash-flow projections; considering 
historical information and trends, current supply and demand factors affecting those 
trends, and anticipated events from competition or other similar properties under 
construction. 

 
Of all income properties, apartments are considered to be the least difficult models to develop.  
This is because actual (contract rent) and/or market rent information, along with typical 
operation expenses faced by prudent management are general available to the appraisers in the 
district.  This income data must be correlated with the property characteristic data for per unit 
comparisons on apartments.  Pecos CAD uses actual rent roll data as well as actual operation 
expense data received from local apartment project managers each year.  These figures are 
utilized in the district’s income models with adjustments for non-allowed charges if applicable, 
(interest, debt service, income tax, and depreciation).  Ad valorem property taxes are an allowed 
expense of the property, but are accounted for in the districts value models as an additive to the 
base capitalization rate (loaded cap rate).  Actual data from each project is used, if the reported 
data is considered to be market.  Individual characteristics and factors affecting each property are 
considered and allowances are made for them. 
 
The district maintains a sales database spreadsheet of apartment sales within the district.  
Operating income and expense data is developed for these sales and an actual capitalization rate 
is determined for all of these sales.  These actual market derived cap rates along with published 
cap rates from the “Korpacz Real Estate Investors Survey,” the Appraisal Institute’s “Valuation 
Insight and Perspectives,” and the “Padzing National Apartment Market Data” reports provide 



the district with a market derived capitalization rate range and a market supported base cap rate 
for use in the district’s income valuation models. 
 
Procedural Steps/Income Valuation-Multi-Family Residential 
 

1. Contact apartment complex manager for rent roll by unit and vacancy & collection (V & 
C) loss data 

  
2. Collect actual expense detail by expense category for the most recent 12-month period 

 
3. Input rent roll data and # of units into proforma excel spreadsheet screen to determine 

Potential Gross Income (PGI) 
 

4. Apply V & C factor and add secondary income to determine Effective Gross Income 
(EGI) 

 
5. Input all allowed operating expense to determine Net Operating Income (NOI) 

 
6. Input the loaded capitalization rate from the 2012   

 
7. Allocate from the final value to land, the amount carried from Cost Approach land tables. 

 
 
 
 
FARM AND RANCH IMPROVEMENTS 
 
Improvements associated with land reported as PTAD Category D:  Ag Land properties are 
classed by the district as PTAD Category E:  Farm Ranch Improvements.  These improvements 
include all houses, barns, sheds, silos, garages and other real property improvements associated 
with farming or ranching.  When land is separated from a larger tract for residential purposes, it 
along with the improvements on it is included in Category D property.  The number of acres 
include as homestead for exemption purposes does not change the classification of these types of 
properties.  The improvement values of all the ranch improvements are classified as Category E 
property.  The land under the barns, silos, sheds, and other agricultural outbuildings is classified 
as Category D property (This does not include the land under residential use carved from a larger 
tract, which is Category E property).  The value of land not receiving productivity appraisal and 
used for residential purposes is include as Category E property. 
 
The district uses cost models to value all farm and ranch improvements.  Classification of the 
structure is based on primarily the design and secondarily on the current use of the structure. 
This is in compliance with IAAO “Standards on Building Classes” and from the district’s Real 
Property Improvement Schedules” (models). Condition, desirability, and usefulness (CDU) 
ratings are made by field appraisers based on observed condition, age, and utility of the 
improvements.  Theses physical characteristics are input into our improvement models and any 



other factors warranted for a specific property is made as an adjustment to the calculated 
improvement value. 
 
CPA Rendition Form 50-141 Residential Real Property Inventory Rendition can be used by a 
property owner to render real estate items including farm and ranch improvements.  The district 
will then have strict notice requirements concerning the rendition.  In compliance with Section 
23.011, Texas Property Tax Code the district shall: 
 

1. Use cost data obtained from generally accepted sources. 
 

2. Make any appropriate adjustment for physical, functional, or economic obsolescence. 
 

3. Make available to the public on request cost data developed and used by the chief 
appraiser as applied to all properties within a property category. 

 
4. Clearly state the reason for any variation between generally accepted cost data and 

locally produced cost data if data vary by more than 10 percent. 
 

5. Make available to property owners on request all applicable market data that 
demonstrate the difference between the replacement cost of the improvements to the 
property and the depreciated value of the improvements. 

 
 
 
 
 
COMMERCIAL 
 
Commercial properties are typically valued by the district based on cost models by improvement 
class.  However all three approaches to value are considered and then a selection is made to the 
most reliable and meaningful method.  Hotels/Motels are valued on the Income Approach, due to 
market data being readily available.  The district makes extensive attempts to secure market data 
concerning income/expense figures, vacancy & collection factors, cap rates and rental rates for 
various classes of commercial properties.  Subscription publications are utilized for national or 
regional market data applicable to and adjusted for our local market.  These publications include, 
but are not limited to the “Korpacz Real Estate Investor Survey” (Price Waterhouse cooers), 
“Valuation Insights and Perspectives” (Appraisal Institute), “Hotel Industry Trends” 
(International valuation Services), The Real Estate Center at Texas A&M.  Local actual market 
data is also secured by mail-out questionnaires and by direct communication with property 
owners, managers and agents.  Sales are analyzed to determine actual market cap rates, when 
current profit and loss information at sale date is known.  All automated CAMA values are 
reviewed and reconciled by appraisal operations management.  
 
 
 
OFFICE BUILDINGS/SHOPPING CENTERS/BANKS 



 
The district has developed mass appraisal models for all commercial real property classes of 
structures.  A cost model is used for all real property improvements based on replacement Cost 
New (RCN) as per “Marshall and Swift Cost Guides” and local actual current construction cost 
data.  These cost schedules are developed on unit pricing of dollars per foot with size interval 
breaks related to economies from larger surface areas resulting in lower unit costs as size 
increases.  Pecos CAD’s Real Property Improvement Schedules” are further market adjusted 
based  on  sales and result in what are called a     Hybrid Cost-Specified Market Approach 
models or what is frequently referred as Market-Adjusted Cost Hybrid models. These model 
types are the most common in use by appraisal districts throughout the state as opposed to “pure” 
cost models based solely on replacement or reproduction cost.   
 
Office buildings, shopping centers and banks in addition to other commercial buildings, as 
investment use properties are considered to be complex properties for mass appraisal 
assignments and are often valued under an Income Approach technique.  Because investors in 
the marketplace are more concerned with income generation from a real property investment 
than they are in a property’s current replacement costs, income values are generally used for 
property valuation as opposed to replacement cost numbers.  However, reliable and reasonably 
available data from our current market concerning actual rental income and operating expenses 
for these types of properties generally prevents reliable use of income models and since the cost 
approach models provide a more reliable indicator of value, the district utilizes these cost 
approach models to value these property types. 
 
Restaurants and retail stores are also valued by the district by application of cost models that are 
developed and adjusted in the same manner of stated for offices, strip centers and banks.  
Depreciated improvement replacement costs with additional site value additives and land value 
additions are market supported and provide a meaningful and credible property value estimate 
for these real property classes.  The district considers all approaches to value for these property 
classes as required by Section 23.0101, Texas Property Tax Code and keeps all market data that 
is made available to our office in file and in accordance with USPAP work file recordkeeping 
requirements under that section of the Ethics Rule.  
 
HOTELS/MOTELS 
 
The lodging and hospitality industry is a major player in many districts within the state in 
commercial real property holdings and ownership.  Typical industry classifications for 
hotels/motels are a 3, 4, or 5-Class type description.  Luxury, Standard and Economy are 
sometimes used to describe quality services types of hotels/motels; In Pecos County our district 
uses a 5-Class description for hotels/motels based on levels of services offered and amenities 
provided at a particular facility. This common breakdown of type/description for these properties 
is typical for assessing offices throughout the nation as well as in Texas.  
 
CLASS 1 Hotels are Full Service High End Luxury facilities with restaurants/bars, valet services 
and offer amenities such as shopping, work out rooms, shuttle services, conference centers, etc. 
 



CLASS II Hotels are Full Service facilities with limited dining available, vending machines 
versus snack shops, limited conference areas, self-serve baggage handling, etc. 
 
CLASS III Hotels are Standard motels without dining or bar area on site.  Some are extended 
stay facilities with the most basic of amenities provided are included in the class. 
 
CLASS IV Hotels are limited services facilities without additional secondary income generating 
amenities provided for guests.  Economy of stay is the motivation for users of these facilities.  
Only basic services are provided by the property staff to guests. 
 
CLASS V Hotels are the most economical of the lodging properties.  No services are provided.  
All self-serve with only the most basic of service in room.  The motivation of occupants for this 
class of facility selection is low lodging rates.  Sometimes rates are by the week and/or for less 
than a full night.  These facilities are at the lowest end of the lodging rate scale.  No secondary 
income sources of revenue are booked for this class level.  
 
In compliance with Standard Rule 6-1, USPAP and as well under Section 23.0101, Texas 
Property Tax Code, Pecos CAD considers all approaches to value for estimating market value 
for these types of real estate.  Since hotels/motels are investment use property types and because 
the marketplace is primarily concerned with current and future income streams attributable to 
lodging performance, Pecos CAD utilizes the Income Approach as the most meaningful and 
reliable value indictor and that approach which produces the most credible results for these types 
of properties. Because market data is readily available from both property managers as well as 
from state regulatory filings, most districts, including ours, use the Direct Capitalization method 
under the Income Approach for the  hotel/motels in Pecos County.  
 
 
 
 
PROCEDURE STEPS FOR VALUATION:  
 

1. Field appraiser to classify property according to Level (I thru V) based on historical 
determination and/or according to the district’s Parameters worksheet for hotels/motels 
and which is updated annually by the district. 

 
2. Obtain room revenues from “Texas Hotel Performance Factbook” by Source Strategies, 

Inc. for the full period prior year actual results.  Annualize new partial year properties and 
review Comptroller of Public Accounts Lodging Receipts for City by Quarter from 
website for prior year.  Note any differences in taxable and non-taxable lodging receipts. 

 
3. Allow for typical operating expenses (% ratio) for properties based on the district’s annual 

parameters for hotels/motels and include any secondary income based on parameters 
schedule. 

 
4. Develop Net Operating Income (NOI) and divide by the district’s annual hotel/motel 

capitalization rate structure.  Pecos CAD allows for ad valorem tax assessments as an 



additive to the base capitalization rate, as opposed to a direct expense in value 
determination. 

 
5. Allocation to the land component from the overall value estimate is to be the same as the 

amount carried on district records for a specific property and carried in the land schedule 
value under that property.  The remainder of the income value estimate is allocated to 
improvements and in compliance with the form and content reporting requirements under 
Section 25.02, Texas Property Tax Code. 

 
6. The income method of appraisal for this property class type is also in compliance with 

requirements as listed in Section 23.012, Texas Property Tax Code. 
 
 
 
See Websites:           CPA (Lodging Receipts Quarterly by City) 
 
 
INTANGIBLE VALUE/COMMERCIAL PROPERTY 
 
Intangible is defined in Section 1.04, Texas Property Tax Code as personal property that has 
value but cannot be seen, felt, weighted, or measured.  Texas, like most states recognizes the 
existence of intangible wealth, but does not permit the assessment of intangible value in the 
property tax base.  The only exceptions would be the provisions under Sections 23.15 and 3.16, 
Texas Property Tax Code.  When valuing certain kinds of commercial real properties under the 
Income Approach, such as hotel/motels or multi-family housing projects, the district is faced 
with the rather complicated task of isolating and identifying any value attributable to business 
enterprise value (BEV) as well as any value component that can be attributed to the tangible 
personal property that is necessary component of the property’s income generation.  Likewise, 
proper identification and recognition of Business Value is often required in the verification of 
sales of income producing commercial real estate.  Isolating and then reasonably measuring this 
value component is vital to accurate appraisal and assessments.  Generally, if the Cost Approach 
provides a most reasonable estimate of current market value for a real property, any excess 
beyond that can often be attributable to the personal property in place and/or to the business 
enterprise value.  Pecos CAD researches all commercial property sales as well as income valued 
real properties to determine the existence, if any, and the reasonably identifiable worth of any 
intangible value.  Business enterprise value is defined in The Dictionary of Real Estate 
Appraisal, 4 Edition, the Appraisal Institute, as the value contribution of intangible assets to a 
going concern continuing business. 
 
The district also is bound by Section 23.24, Texas Property Tax Code that further requires that 
personal property as a component to a real property’s income producing ability, be included with 
the value generated by the income method and not additionally or separately valued and 
assessed.  
 
 
SEE WEBSITE:  Appraisal Institute  



 
 
 
APPRAISAL PROCEDURES – INDUSTRIAL PROPERTIES 
 
        Please see Thos.Y.Pickett Reappraisal Plan Exhibit B 
 
 
 
 
APPRAISAL PROCEDURES - LAND 
 
GENERAL 
 
Physical land existence and land ownership is 3-dimentional.  It consists of the surface, the 
subsurface and the air space above it.  For surface land valuation and records description, fee 
simple estate ownership is generally followed.  Pecos CAD’s land appraisal system, in 
compliance with IAAO’s Property Appraisal and Assessment Administration, is comprised of 
five basic components: 

• Cadastral (tax) maps or geographic information system (GIS) 
• Land characteristics data 
• Sales and market data 
• Appraisal methods and procedure steps 
• Knowledgeable staff and adequate resources, i.e. computers, software. 

 
COLLECTION and ANALYSIS of MARKET DATA 
 
District real property appraisers perform physical inspections of land parcels on an annual basis.  
Uniformity of carried values is analyzed by the appraisal staff.  Size differences are considered 
and other modifications warranted for a specific parcel are considered when selection of a land 
table code is assigned.  Warranted land modifiers are determined by the appraiser and applied to 
the land parcel account.  Sales of area land parcels from the sales database are analyzed by the 
appraiser and notations made for later review when mass appraisal models for land tables are 
developed and /or adjusted.  Residential use land parcels are grouped and valued according to 
neighborhoods, based on actual sales in the area and/or by using abstraction or allocation 
methods in fully developed areas.  Land-to-property ratios are calculated and analyzed and 
compared with similar competing neighborhoods of less than fully developed tracts.  Residential 
inventory applications and the information they contain aid in these determinations.  The 
development method of value is used for qualified residential inventories. 
 
Commercial land is also valued based on actual sales of competing properties by neighborhood. 
Relevant factors considered in the comparative analysis include size, use, frontage, corner 
influences, environmental factors or any other factors considered to be adverse to the 
marketability or salability of a land parcel. 
 
 



 
 
LAND CHARACTERISTICS 
 
The district uses value per square-foot and/or value-per-acre for all commercial as well as 
residential land accounts.  Depth adjustments for most city lots or small land parcels, especially 
commercial parcels are based on the commonly accepted 10/20/30/40 Rule as noted in the 
IAAO’s Property Appraisal and Assessment Administration.  The district typically uses a more 
simplified 70/30 two-land card file system, whereas the front half of the parcel is valued at 70% 
and the back half of the land parcel is valued at 30% of the whole.  Warranted differences for a 
parcel can and do alter this otherwise typically followed rule by the district.  If corner influence 
is determined to be neutral for a land parcel, no adjustment to value is made.  If positive or 
negative corner influence can be reasonably determined, an adjustment is made for it on the 
account. Shape adjustments are made if it can be reasonably determined how the parcel is 
impacted as a result of shape.  The district’s Computer Assisted Mass Appraisal (CAMA) system 
and GIS is used extensively in land table value development and in adjusting model value both 
for appraisal level and appraisal equity.   
 
Land adjustments recognize the characteristics of individual parcels concerning shape, size and 
location.  Size adjustments are most common based on the fact that typically a larger parcel will 
sell for less per unit than a smaller, yet equal parcel. This “economy of scale” or “cheaper by the 
dozen” concept translates over into the site value marketplace as well as it applies to other 
segments of production and commerce.  Pecos CAD’s land tables are not set up on the front-feet 
values unit basis.  Square foot and per acre units are utilized.  Excess lot sizes are adjusted to a 
base lot size by percentage factors derived from actual sales comparison data on a unit basis.  
This curved fit can then be applied to oversize and/or lots.  
 
Shape differences for pie-shaped cul-de-sac lots versus rectangular shaped lots are carefully 
reviewed with actual similar location sales.  If sales data indicates an adjustment for the irregular 
shaped lots warranted, then a percentage adjustment is applied to those affected parcels.  
 
Corner influence is typically of most concern to commercial real properties.  It can be positive or 
negative neutral to land value.  Commercial enterprises can typically benefit from higher 
visibility and accessibility found on corner locations.  For residential lots, a street corner can be a 
detriment to value in certain high traffic areas and it can be a plus in other areas due to appeal 
and use.  Pecos CAD staff must address the difficulty involved in determining to proper amount 
to adjust for corner influence.  Reasonably estimating the distance from the corner to apply an 
adjustment must be practical, whether for the actual lot distance or so many feet.  Typically a 
percentage plus or minus is made to the area of the corner lots (one in each direction).  All 
market data available, both current and historical is analyzed by staff and utilized in the district’s 
land tables.  
 
In the district’s land models numerous other adjustments can also be made, if warranted for 
environmental, contamination, flood zones, golf courses, traffic, development, landscape, 
pipelines, rails, utilities, water towers, well sites, pits, access, drainage, elevation and others.  A 
reasoned and practical analysis of data is involved with the application of these adjustments. 



 
All land in the district, whether improved or vacant is valued from land tables (models) with any 
offset adjustments that are warranted.  On improved parcels, the improvements may be valued 
from a cost table which is most typical or for certain income producing properties by the income 
method.  On all improved properties where an income value is determined and considered a more 
reliable indicator of value, the calculated value of land from the land schedule is allocated to the 
land value first, and then the remainder of the income value for the overall property is allocated 
to the improvements.   
 
LAND SALES DATABASE 
 
SOURCES 
 
Land sales, like improved property sales, are collected throughout the year and entered into the 
district’s historical sales databases.  Data stored includes sale date, names, address and 
relationships, if any, of any of the parties to the sale.  Deed references, sale type and other 
conditions of the sale (financing, partial interest, concessions, etc.) are noted. 
 
VERIFICATION  
 
Land sales are screened (edited) to adjust for any non-typical seller concession/buyer incentives 
or non-arm’s length transactions.  Cash equivalency is sought on all sales, whether adjustments 
are warranted or not. 
 
Verification of sales data may be conducted with both parties to a transfer from sales surveys or 
questionnaires.  Direct confirmations may also be conducted.  Multiple Listing Services (MLS) 
data entered into our sales databases is screened and confirmation follow-ups are made with one 
or more of the interested parties when warranted.  Additional data is gathered from land sales 
when available, such as any ground lease rental data as well as additional site work costs or 
appurtenance cost. 
 
 
ADJUSTMENTS TO SALES PRICE 
 
District land tables include the necessary physical attributes and factors and characteristics that 
impact land values.  Units of comparison are expressed in prices per unit based on how the land 
is sold in the market, either on a price per-square-foot or a price per-acre is the common unit in 
our district.  Front-foot pricing is available, but not used by our district.  These (models) are 
reviewed and adjusted on a recurring basis based on sale data from the marketplace.  When sales 
numbers are insufficient, other methods of land valuation are utilized.  Such methods include 
residuals such as land abstraction, allocation or land-to-property ratio analysis.  Direct 
comparison to similar sites outside a subject’s area sales are also utilized at times in value 
determination.  Location differences are carefully analyzed because location is the primary 
determinant of land value.  Land use patterns and value influence centers are carefully analyzed 
by staff in building and adjusting the district’s land tables.  
 



TRENDING 
 
Market adjustment factors are used and applied to current schedules per-unit pricing of land table 
classes for a particular neighborhood (market area) on an annual basis.  Ratio studies performed 
on vacant land sales for select market areas are analyzed for under/over appraisal.  Trend factors 
derived from ratios of actual prices versus carried value are calculated and applied to land values 
for a market area.  Table changes are made, if warranted for carried neighborhood and values.  
Improved properties are likewise measured for trended changes from actual sales and any 
warranted adjustments are applied to the improvements and land classes based on established 
land-to-building or land-to-property ratios.  Market adjustment factors derived from a method of 
maintaining current value estimates in specific market areas (neighborhoods) in addition to direct 
sales comparison.  
 
 
RATIO STUDIES 
 
Pecos CAD utilizes the Excel and Pritchard and Abbott PC CAMA system to provide ratio 
studies within market areas and among property classes.  According to IAAO’s Property 
Appraisal and Assessment Administration, a ratio study provides the relationship between 
appraised value and market value.  If a ratio study shows the appraised value to not reflect 
market, then an adjustment to the district’s land schedules (uniform land tables) is warranted.  
Frequent ratio studies and appraisal maintenance that follow it, enable the district to keep land 
values at the market.  District research of land sales used in its ration studies helps to verify that 
they meet the market value definition in Section 1.04, Texas Property Tax Code.  Indicators of 
market value are sales as well as “expert” appraisals.  Inconsistent land sales amounts requires 
the appraiser to research the details of sales to identify all pertinent characteristics to establish 
market areas and to identify those common factors that influence value.  This profiling of land 
characteristics as well as highest and best use determinations are sought as are economic 
influences that are encountered.  Uniformity of values is further determined by use of GIS parcel 
unit pricing within an area.  Integration of these detailed maps in GIS helps to identify 
boundaries of neighborhoods and the property factors influencing land value.  
 
APPRAISAL OF AGRICULTURAL LAND  
 
GENERAL 
 
NEW APPLICATIONS 
 
Subchapter D, Section 23.51, Texas Property Tax Code established the requirements for 
qualifying open-space agricultural land for agricultural appraisal.  Property owners may qualify 
for this agricultural appraisal if the land meets the following criteria: 
 

• The land must be devoted principally to agricultural use.  Agricultural use includes 
producing crops, livestock, bee keeping poultry, fish, or cover crops.  It can include 
leaving the land idle for a government program or for normal crop rotation.  Land used 
for raising certain exotic animals (including exotic birds) to produce human food or other 



items or commercial value qualifies.  Cutting wood for use in fences or structures on 
structures on adjacent agricultural land also qualifies.   

 
• Using land for wildlife management is an agricultural use, if such land was previously 

qualified open-space land and is actively used for wildlife management.  Wildlife 
management land must be used at least three of seven specific ways to propagate a 
breeding population of wild animals for human use. 

 
• Agricultural land must be devoted to production at a level of intensity that is common in 

the local area. 
 

• The land must have been devoted to agricultural or timber production for at least five of 
the past seven years.  However, land within the city limits must have been devoted 
continuously for the preceding five years, unless the land did not receive substantially 
equal city services as other properties in the city (Section 23.56, Texas Property Tax 
Code. 

 
 
Web Link:  PTAD Form 50-129 Application for 1-d-1 (Open Space) Agricultural Use Appraisal     
  
TIMELINES 
 
To qualify for agricultural use appraisal a property owner must submit a completed application 
(1-d-1) to the Pecos CAD no later than April 30th of the current appraisal year.  For good cause, 
the chief appraiser may extend the deadline for an additional 60 days.  Approval of current year 
applications can still be granted up until the date that Pecos County Appraisal Review Board 
(ARB) approves the current year appraisal records, subject to a late filing penalty of 10% of the 
difference between the amount of tax imposed on the property under the special appraisal and the 
amount of tax that would have been imposed if the property were taxed at market value.  After 
filing, the district performs an on-site inspection of the property to verify allowed use and 
approves the application as it is submitted, postpones the approval grant unit additional 
information is received or denies the application as it is submitted and notifies the property 
owner of such action.  If an application is denied, the district must notify the owner within 5-
days after the denial by certified mail of its decision along with notification of the property 
owner’s right to protest with the ARB.  Publication requirements for special appraisal are made 
annually by the district. 
 
RENEWAL APPLICATIONS 
 
Once an application (1-d-1) has been approved for an appraisal year, the land is eligible in 
subsequent years without a new application to be filed, unless there is an ownership change or 
eligibility changes for the land.  However, the chief appraiser may require a new application to 
confirm continued eligible use of the land.  Pecos CAD conducts a 7-year audit on all 1-d-1 
agricultural appraisals.  A renewal application is sent to the property owner along with written 
notice of the required filing of the application. 
 



DATA COLLECTION 
 
Income and expense information for agricultural use lands in the area is requested by the district 
at meetings of the Pecos County Agricultural Advisory Board (Ag Board). 
This Ag Board advises the chief appraiser of the district on major issues concerning valuation 
and use of land that may be designated for agricultural use or that may be open space agricultural 
within the district.  This includes wildlife management use.  Specific issues include net-to-land, 
degree of intensity standards for the area and providing data on share or cash leases in the 
County or from comparable areas.  The Ag Board helps the chief appraiser in developing owner-
operator budgets and in completing the annual “Texas Farm and Ranch Survey.” Cash lease 
income from agricultural uses and compatible secondary recreational uses such hunting leases is 
gathered and analyzed along with actual current expenses for maintaining agricultural operation 
in the area.  The district maintains a historical folder of lease and expense documents and adds to 
it on a continuing basis.  This information is confidential and not available for public inspection.  
Any 1-d application and information contained is also confidential.  
 
APPRAISAL PROCEDURES 
 
The Manual for the Appraisal Agricultural Land is a State Property Tax Board (SPTB) 
administrative rule that has been approved by a committee of the governor, attorney general, 
comptroller, agriculture commissioner, and commissioner of the General Land Office.  This 
manual sets out appraisal procedures and eligibility requirements for 1-d and 1-d-1 appraisal.  
The methods described in the manual are mandatory, and appraisal districts are required to 
follow them.  Pecos CAD Ag Board members are familiar with the manual and its requirements.  
 
One of the primary duties of the chief appraiser is to develop land classes typical within the area.  
Pecos CAD has developed these classes based on land use.  Soil content is also determined for 
the land classes.  The Ag Board helps the district with identifying land classes and establishing 
sub-classes of land. 
 
 
Setting degree of intensity standards is also performed by the district along with advice from the 
Ag Board.  These tests measure whether land is being farmed or ranched to the extent typical for 
the area.  Setting these standards of use requires the district to gather considerable data about 
typical agricultural operations within the district.  This includes collecting data on agricultural 
products, production steps of the product, expenditures by the farmer or rancher for labor and 
equipment, time and resources.  
 
 
Determining net-to-land values requires the chief appraiser to determine the productive value of 
a property as opposed to its current market value.  To determine the net-to-land of each land 
class, the district analyzes and develops rents due to a property owner from cash or share leases 
on a per-acre basis.  This includes primary and compatible secondary source rent.  Allowed 
expenses are deducted from the per-unit price income to arrive at a net-to-land average for each 
class of land in the district.  These annual net-to-land rents are capitalized into value by use of a 
spreadsheet listing a 5-year history of incomes and expenses for the land class divided by a 



capitalization rate.  This rate is the greatest of ten percent or 2.5 percent plus the interest rate 
specified on the previous December 31st by the Farm Credit Bank of Texas.  Pecos CAD 
maintains the required net-to-land calculation report in file.  The method that Pecos CAD uses 
for net-to-land determination is the “Five Yearly Leases” method.  The net-to-land for each of 
the previous five years is calculated, and then averaged.  Using separate calculations for each 
year is the preferred method due to changes in leasing practices and government programs.  
 
ROLLBACK 
 
If land that received an agricultural use appraisal changes to a non-agricultural use, then the 
owner who changes the use will owe a rollback tax.  The rollback tax will be due for each of the 
previous five years.  The rollback tax is the difference between the taxes that were paid on the 
land’s agricultural use value and the taxes that would have been paid based on the market value 
of the land in those previous years.  In addition, the property owner who changes the use will pay 
a seven percent interest for each year from the date that the taxes would have been due.  The fifth 
year back, for instance, could include as much as 35 percent interest due on the rollback tax bill, 
depending upon the date the use of the land changed. 
 
If the district determines that a change of use has occurred for agricultural use land, a letter is 
mailed out to the property owner notifying them of action by the district and that the Ag 
Appraisal will be removed from the land for the current year and subject to a rollback tax. An 
explanation of the removal is stated along with the procedure for protesting with the ARB. 
 
 
WILDLIFE MANAGEMENT 
Land used for wildlife management must first meet all the legal requirements of land that is 
qualified for agricultural appraisal.  The Pecos CAD utilizes the Comptroller’s Manual for the 
Appraisal of Agricultural Land which discusses these agricultural use requirements.  The 
district also follows the “Guidelines for Qualification of Agricultural Land in Wildlife 
Management Use” publication from the Comptroller and the rules from the Texas Parks and 
Wildlife Department concerning qualification rules and wildlife management use practices. 
 
Section 23.51, Texas Property Tax Code defines wildlife management as “actively using land 
that at the time the wildlife management began was appraised as qualified open-space land under 
this subchapter in at least three of the following ways to propagate a sustaining breeding, 
migrating, or wintering population of indigenous wild animals for human use, including food, 
medicine, or recreation:  
 

• habitat control 
 

• erosion control 
 

• predator control 
 

• providing supplemental supplies of water 
 



• providing supplemental supplies of food 
 

• providing shelters and 
 

• making census counts to determine population. 
 
Pecos CAD procedures for wildlife management use appraisal follow the same procedures as 
mentioned for other agricultural use properties.  The application process involves submitting the 
CPA Form 50-129 (Open Space) Agricultural Use Application as is used for other agricultural 
use properties.  The owner must submit a written “Wildlife and Habitat Management Plan” and 
provide information on the property’s history, current use, landowner goals and list the activities 
designed to integrate wildlife and habitat improvement.  Pecos County Appraisal District 
Wildlife Management Guidelines state the additional filing and qualification requirements.  
 
Web Link:  Texas Parks & Wildlife “Comprehensive Wildlife Management Planning 
Guidelines” 
 
Web Link:  “Guidelines for Qualification of Agricultural Land in Wildlife Management Use” 
 
TIMBERLAND 
 
Pecos County Appraisal District does not have any timberland within the district and no  
procedures are warranted nor in file for timber appraisal for our district. 
 
 
 
 
 
 
 
 
APPRAISAL PROCEDURES – PERSONAL PROPERTY 
 
COMMERCIAL/INDUSTRIAL PERSONAL PROPERTY 
 
Pecos CAD has developed models (schedules) for the mass appraisal assignments dealing with 
income producing business personal property.  Regardless of use by commercial businesses or 
industrial facilities, the district uses a percent good table to value the various Business Personal 
Property (BPP) classes of personal property.  This includes Machinery and Equipment (M&E), 
Furniture and Fixtures (F&F) and Vehicles.  All inventory items are valued at cost, if the figure 
represents market.  Inventory adjustments can be made if the necessary data to support a change 
is provided to the district and the request is determined to be warranted.  Special Inventories are 
valued under Sections 23.121, 23.124, 23.1241, and 23.127, Texas Property Tax Code.  Original 
acquisition cost and year of acquisition is determined for each property class or items and the 
district’s BPP depreciation table is applied to produce a current carried market value estimate.  
Allowances for further adjustment can be made, if additional data supporting a request is 



provided to the district by the property owner.  Such a case could be actual mileage figures on 
vehicles or photos or other evidence of substandard condition or hard use. 
 
Most information concerning BPP is gathered from renditions provided from business owners as 
required by Section 22.01, Texas Property Tax Code.  District field appraisers also visit with 
business owners on an annual basis and inspect and discuss inventory items (sales merchandise 
and consumable supplies) as well as fixed assets in place as of January 1st each year.  Renditions 
are left with business owners or managers and are mailed out to business owners in January each 
year.  Leasing companies with taxable assets in Pecos County are also sent letters notifying them 
of the requirements to render assets located in the district on January 1st of each year.  Leased 
vehicles subject to primarily personal use vehicles should be noted in accordance with Section 
11.43, Texas Property Tax Code.  A file maintained by the leasing company with completed 
CPA Form 50-285 Lessee’s Affidavit of Primarily Non Income Producing Vehicle Use is 
retained and is to be made available to the district on request. 
 
 
For business rendition fillings for a vehicle that is used for both business and personal use, 
Section 11.43, Texas Property Tax Code allows for a one vehicle exemption upon filing of CPA 
Form 50-759  Application for Exemption For Vehicle Used to Produce Income and Personal 
Non-Income Producing Activates  with the district.  A qualified vehicle under this property tax 
exemption does not require re-application annually for the listed vehicle once the exemption is 
granted.  Taxing jurisdictions within Pecos County do not assess “personal use only” vehicles.  
The district makes every reasonable effort to determine personal use only from business use for 
vehicles registered in the district.  The district will subscribe yearly to a publication and list titled 
“Commercial Vehicle Registrations” by Info Nation, Inc.  This list provides descriptive data and 
current values for registrations recorded in the county for vehicles and trailers.  Other reported 
and rendered vehicles are entered into district records as required.   
 
Pollution Control exempt personal property is processed and entered in district records based on 
the application filings and submissions covered under Section 11.31 Texas Property Tax Code 
and as stated in the district’s procedures for granting pollution control exemptions.  Freeport 
Inventory items are also processed and entered into district exemption records based on filing 
and approval of CPA Form 50-113 Application for Exemption of Goods Exported from Texas 
(“Freeport Exemption”).  The district, in compliance with Standard Rule 6-3 (b), USPAP  
recognizes that there are distinct levels of trade for personal property items (mainly inventory 
goods) and any data comparisons by the district concerning quality/density or Standard Industry 
Classification (SIC) codes between or amongst firms take into account the differences in 
measurable marketplaces. 
 
 
 
 
APPRAISAL PROCEDURES – PIPELINES   
 
  Please see Thos. Y. Pickett Plan. Exhibit B 
 



MOBILE HOMES 
 
Manufactures housing properties can be listed on district records both as real estate and as 
personal property, depending on the title, attachment and legal filing declaration of record.  
Called manufactured housing, mobile homes are residential structures, single or multi-sectional 
units, eight feet or greater in width and at least thirty-two feet in length.  They are typically 
moved on site, hooked up to utilities and set up on a permanent or at least a semi-permanent 
basis.  These structures are generally described in terms of width and length and are priced 
accordingly.  In calculating square footage, the hitch length is not included.  Although “Marshall 
and Swift Cost Guides” lists six (6) quality levels of these mobile homes (low, fair, average, 
good, very good, and excellent), Pecos CAD utilizes four (4) class levels of models for valuation 
of these structures (economy, standards, custom and luxury).  These four classes replicate the six 
classes under Marshall and Swift models.  The higher class mobile homes are similar in design 
and appearance to modular manufactured houses and, to an extent, site-built residential structures 
found in tract developments.  These Housing and Urban Development (HUD) Code factory 
manufactured houses with equal bathrooms, interior finished and exterior siding can be the 
equivalent from our custom quality class in cost to the costs of a fair to average quality site-built 
house.  
 
Pecos CAD has developed models made up of the Unit-in-Place method of replacement cost.  
These cost models are further adjusted based on sales data from local market on a recurring basis 
resulting in what is called a “Hybrid Cost Model” or “Sales Adjusted Cost-Hybrid Model”.  The 
district uses a mobile home depreciation table specifically for mobile homes to reflect loss of 
utility as measured in our local market to provide a reliable and meaningful value estimate for all 
mobile homes within the district each January 1st. 
 
Pecos CAD has developed and utilizes the “Manufacture/Brand/Type Identification List” for 
field appraisers to rely on the classification of quality into the improvement schedule of the 
district’s Computer Assisted Mass Appraisal (CAMA) system.  Direct observation and physical 
inspection of mobile homes by field appraisers further verifies the quality of our data collection 
and gathering system and results in reasonable, defendable value estimates that equals current 
market value and can be statistically tested for levels of accuracy and uniformity.  Mobile homes 
attached to land and property recorded as such are valued with the same district improvement 
models and the land is assigned a value from the districts tables based on location and either on a 
square foot bases or on a per acre price basis. 
 
The district subscribes to and utilizes the NADA Manufactured Housing Cost Guide as a tool 
for developing and adjusting cost models and also for value defense.  Special inventory listings 
on vehicle inventory statements provide the district with sales data as support approach for 
estimated values carried on district records for mobile home properties each appraisal year. 
 
SPECIAL INVENTORY 
 
Pecos CAD performs all functions concerning Special Inventories for Vehicle Inventory Tax 
(VIT).  The Pecos County Tax Office collects and escrows monthly payments from dealers for 
the four major special inventory types: motor vehicles, vessel and outboard motors, heavy 



equipment and manufactured housing.  Section 23.121, 23.124, 23.1241, and 23.127, Texas 
Property Tax Code is the required sections that the district follows in valuation of these special 
personal property inventories each year.  This valuation process is considered to be a 
“Jurisdictional Exception” to USPAP as related to market value and the definition of market 
value as listed in Section 1.04, Texas Property Tax Code. 
 
 
AIRCRAFT 
 
Commercial aircraft with situs in Pecos County is appraised and listed on district records each 
January 1st.  In compliance with Section 21.05, Texas Property Tax Code allocation of fair 
market value is determined based on the departure and ration procedures as stated in that section 
for all commercial aircraft.  
 
Business aircraft with situs in Pecos County is also appraised and listed on district records each 
January 1st. in compliance with Section 21.055, Texas Property Tax Code allocation of the total 
fair market value of an aircraft used in Texas is based on its departures in state as a percentage of 
the overall departures for the business aircraft within the year in or out of Texas. 
 
Valuation estimates of these aircraft are made based on Aircraft Renditions CPA Form 50-159 
Aircraft Rendition of Taxable Property) submitted by the aircraft owner as well as on listed 
values from The Aircraft Bluebook Price Digest published annually by Penton Media, Inc. and 
subscribed to yearly by the district.  Aircraft make, model, age, engine and service are 
considered and applied for each aircraft.   
 
Aircraft renditions and request letters are mailed out each year to registered aircraft owners as 
listed in Federal Aviation Administration (FAA) records for Pecos County.  Carried prior year 
owners and aircraft with situs in Pecos County for non-registered county owners are also sent 
aircraft renditions.  Ownership and situs is initially determined each year based on FAA 
registrations as listed both by tail number and again by owner from a subscription services used 
by the district. “Oklahoma Data Services” is the current provider of these records for the district.  
 
Non-Business aircraft is not assessed by the taxing jurisdictions within Pecos County.  The 
district makes all reasonable attempts to identify and isolate personal use only aircraft from all 
business aircraft located with the county.  Determinations are made based on business name 
formation, aircraft use and owner statements and affidavits. 
 
 

 
 
 
 
 
 
 



EXHIBIT A 
 

PECOS CAD 2023 REAPPRAISAL WORK TIMELINE    
August thru September        
Work 1st-2nd quarter permits         
Work Rechecks (revisits)         
Discover new subdivisions        
Reappraisal efforts (real property inspections) for Iraan Sheffield ISD 
Data Entry         
October thru December        
 3rd Quarter building permits.        
Continue reappraisal efforts for Iraan Sheffield ISD   
Review and analyze cost tables and compare new construction cost from all residential 
properties  
Quality control          
Review problem areas (discovered from conference hearings and current sales 
reports.)   
Data Entry         
Run sales valuation reports/ Analysis       
January thru 
March         
Begin personal property inspections for all jurisdictions.     
Drive out new construction areas.       
Work 4th Quarter buildng permits       
Work  Rechecks         
Complete reappraisal efforts for Iraan Sheffield ISD by March 31  
Data Entry         
Quality control         
Perform Sales Analysis/ Market shifts       
Test results of market adjustments with sales ratios     
Analyze preliminary and final values       
Audit Final Values         
April-July          
Data Entry         
Prepare final sales reports  and maps for protest season.     
Informal/Formal procedures        

 
PECOS CAD 2024 REAPPRAISAL WORK TIMELINE    
August thru September        
Work 1st-2nd quarter permits         
Work Rechecks (revisits)         
Discover new subdivisions        
Reappraisal efforts (real property inspections) for Buena Vista ISD  
Data Entry         
October thru December        
 3rd Quarter building permits.        
Continue reappraisal efforts for Buena Vista ISD     
Review and analyze cost tables and compare new construction cost from all residential properties  
Quality control          
Review problem areas (discovered from conference hearings and current sales 
reports.)   
Data Entry         
Run sales valuation reports/ Analysis       



January thru 
March         
Begin personal property inspections for all jurisdictions.     
Drive out new construction areas.       
Work 4th Quarter buildng permits       
Work  Rechecks         
Complete reappraisal efforts for Buena Vista ISD    
Data Entry         
Quality control         
Perform Sales Analysis/ Market shifts       
Test results of market adjustments with sales ratios     
Analyze preliminary and final values       
Audit Final Values         
April-July          
Data Entry         
Prepare final sales reports  and maps for protest season.     
Informal/Formal procedures        

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



2022 Buenva Vista:  All Real and Personal Property Reappraised 



2023 Fort Stockton ISD: All Real and Personal Property Reappraised 

Pecos CAD 2023-2024 Reappraisal Plan 

Estimated Parcel Counts by ISD 2023 2024 

Category Iraan/Sheffield Buena Vista 

A Real: Residential Single-Family 609 138 

B Real: Residential Multi-Family 2 0 

C Real: Platted Vacant Lots/Tracts 194 392 

D Real: Acreage (land only) 2,407 2,114 

E Real: Farm and Ranch Improvement 2,206 3,390 

F Real: Commercial and Industrial 107 24 

G Real: Oil, Gas and Other Minerals 24,878 16,607 

J Real and Intangible Personal Utilities 214 448 

L Tangible Personal Business 213 135 

M Tangible Personal Other 122 41 

O Real Inventory 0 0 

S Special Inventory 0 0 

X Exempt 2,197 2,035 

Totals 33,149 25,324 



Exhibit B 


