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Goliad  County Appra isa l Dis t rict  
2026 USPAP Mass  Appra isa l Report  

 
INTRODUCTION 
 
Scope  of Respons ib ility 
 
The  Goliad  County Appra isa l Dis trict has  prepared and  published  th is  report to  provide  
our citizens  and  taxpayers  with  a  be tte r unders tanding  of the  d is trict’s  re spons ib ilitie s  
and  activitie s .  This  report has  severa l pa rts :  a  genera l in troduction  and  then  severa l 
sections  describ ing  the  appra isa l e ffort by the  Appra isa l Dis trict. 
 
The  Goliad  County Appra isa l Dis trict is  a  po litica l subdivis ion  of the  S ta te  of Texas 
crea ted  e ffective  J anuary 1, 1980.  The provis ions  of the  Texas  Property Tax Code 
govern  the  lega l, s ta tu tory, and  adm inis tra tive  requirem ents  of the  Appra isa l Dis trict.  
The  m em bers  of the  Board of Directors , appoin ted by the  taxing  units  with in  the  
boundaries  of Goliad  County, cons titu tes  the  d is trict’s  govern ing  body.  The  Chie f 
Appra ise r, appoin ted by the  Board  of Directors , is  the  ch ie f adm inis tra tor and  ch ie f 
executive  office r of the  Appra isa l Dis trict. 
 
The  Appra isa l Dis trict is  re spons ib le  for loca l property tax appra isa l and  exem ption 
adm inis tra tion  for s ix jurisd ictions  or taxing  units  in  the  county.  Each  taxing  unit, such  
as  the  county, a  city, school d is trict, m unicipa l u tility d is trict, e tc., se ts  its  own tax ra te  
to  genera te  revenue to  pay for such  th ings as  po lice  and  fire  pro tection , public schools , 
road  and s tree t m a in tenance , courts , wa te r and sewer sys tem s , and  o the r public 
se rvices . Appra isa ls  es tab lished  by the  Appra isa l Dis trict a lloca te  the  yea r’s  tax burden 
on  the  bas is  of each taxable  property’s  J anuary 1st m arke t va lue .  We a lso  de te rm ine  
e lig ib ility for va rious  types  of property tax exem ptions  such  as  those  for hom eowners , 
the  e lde rly, d isab led  ve te rans , and  charitab le  and  re lig ious  organiza tions . 
 
Except a s  o the rwise  provided  by the  Property Tax Code , a ll taxable  property is  
appra ised  a t its  “m arke t va lue”  as  of J anuary 1st.  Under the  tax code , “m arke t va lue”  
m eans  the  price  a t which  a  property would  transfe r for cash  or its  equiva len t under 
preva iling  m arke t conditions  if: 
 

• exposed  for sa le  in  the  open  m arke t with  a  reasonable  tim e  for the  se lle r to  
find  a  purchase r; 

 
• both  the  se lle r and  the  buyer know of a ll the  uses  and purposes  to  which  the  

property is  adapted  and  for which  it is  capable  of be ing  used  of the  enforceable  
res trictions  on  its  use , and; 
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• Both  the  se lle r and  buyer seek to  m axim ize  the ir ga ins  and  neithe r is  in  a  
pos ition  to  take  advantage  of the  exigencies  of the  o the r. 

 
The  Texas  Property Tax Code  (TPTC) defines  specia l appra isa l p rovis ions  for the  
va lua tion of re s identia l hom es tead property (Sec. 23.23), p roductivity (Sec. 23.41), rea l 
p roperty inventory (Sec. 23.12), dea le r inventory (Sec. 23.121, 23.124, 23.1241 and  
23.127), nom ina l (Sec. 23.18) or re s tricted  use  propertie s  (Sec. 23.83) and  a lloca tion  of 
in te rs ta te  property (Sec. 23.03). The  owner of rea l o r pe rsonal property inventory m ay 
e lect to  have  the  inventory appra ised  a t its  m arke t va lue  as  of Septem ber 1st o f the  year 
preceding  the  tax yea r to  which  the  appra isa l applies  by filing  an  applica tion  with  the  
Chie f Appra ise r reques ting  tha t the  inventory be  appra ised  as  of Septem ber 1st. 
 
The  Texas  Property Tax Code , under Sec. 25.18, requires  each  Appra isa l o ffice  to  
im plem ent a  p lan  to  upda te  appra ised  values  for rea l p roperty a t leas t once  every three  
yea rs .  The  Dis trict’s  curren t po licy is  to  conduct a  genera l reappra isa l o f rea l p roperty 
on  a  three -year cycle , however, appra ised  va lues  a re  reviewed annua lly and  a re  subject 
to  change  for purposes  of equa liza tion .  Pe rsona l property is  appra ised  every yea r. 
 
The  appra ised  va lue  of rea l e s ta te  is  ca lcula ted  us ing  specific in form ation  about each  
property.  Us ing  com pute r-ass is ted  appra isa l p rogram s, and  recognized  appra isa l 
m e thods  and  techniques , we  com pare  tha t in form ation  with  the  da ta  for s im ilar 
propertie s , and  with recent m arke t da ta .  The  Dis trict fo llows  the  s tandards  of the  
In te rna tiona l Associa tion  of Assess ing  Office rs  (IAAO) regard ing its  appra isa l p ractices  
and  procedures , and  subscribes  to  the  s tandards  prom ulga ted  by the  Appra isa l 
Founda tion  known as  the  Uniform  Standards  of Profess iona l Appra isa l Practice  
(USPAP) to  the  exten t they a re  applicable .  In  cases  where  the  Appra isa l Dis trict 
contracts  for profess iona l va lua tion  se rvices , the  contract tha t is  en te red  in to  by each  
appra isa l firm  requires  adherence  to  s im ilar profess iona l s tandards . 
 
Pe rsonne l Resources  
 
The  Office  of the  Chie f Appra ise r is  re spons ib le  for the  overs ight of a ll opera tions  of 
the  Appra isa l Dis trict including  the  overa ll p lanning , organizing , s ta ffing , coord ina ting , 
and  contro lling  of d is trict opera tions .  In  addition  the  Chie f Appra ise r se rves  as  the  
head  of the  adm inis tra tion  departm ent p lanning , organizing , directing  and  contro lling  
the  bus iness  support functions  re la ted to  hum an resources , budge t, finance , records  
m anagem ent, purchas ing , fixed  asse ts , facilitie s  and  pos ta l se rvices .  The  Chie f 
Appra ise r supervises  the  appra isa l s ta ff in  the  va lua tion  of a ll rea l and  pe rsonal 
property accounts . The  property types  appra ised  include  com m ercia l, re s identia l, 
bus iness  pe rsona l, and  indus tria l.   
 
The  Dis trict’s  appra ise rs  a re  subject to  the  provis ions  of the  Property Taxa tion 
Profess iona l Certifica tion  Act and  m us t be  duly reg is te red  with  The  Texas  Departm ent 
of Licens ing  and  Regula tion  (TDLR). 
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Support functions  including  records  m ain tenance , public in form ation  ass is tance  to  the  
public and  appra isa l review hearings  support is  coord ina ted  by the  support pe rsonne l. 
 
The  Appra isa l Dis trict s ta ff cons is ts  of four em ployees  with  the  fo llowing  
class ifica tions : 
 

• 1 Adm inis tra tor (Chief Appra ise r) 
• 1 Ass is tan t Chie f Appra ise r 
• 1 Appra ise r 
• 1 Exem ption  Specia lis t 

 
Da ta  
 
The  Dis trict is  re spons ib le  for e s tab lishing  and  m ain ta in ing approxim ate ly 13,960 rea l 
and  pe rsonal property accounts  covering over 852 square  m iles  Goliad  County.  This  
da ta  includes  property characte ris tic and  ownersh ip  and  exem ption  inform ation .  
Property characte ris tic da ta  on  new cons truction  is  upda ted through an  annua l fie ld  
e ffort; exis ting  property da ta  is  m ain ta ined  through a  fie ld  review tha t is  p rioritized  by 
la s t fie ld  inspection  da te .  Sa les  are  routine ly valida ted  during  a  separa te  fie ld  e ffort; 
however, num erous  sa les  a re  va lida ted  as  pa rt o f the  new cons truction  and  da ta  review 
fie ld  activitie s .  Genera l trends  in  em ploym ent, in te res t ra tes , new cons truction  trends , 
and  cos t and  m arke t da ta  a re  acquired through va rious sources , including in te rnally 
genera ted ques tionna ires  to  buyer and  se lle r, un ive rs ity resea rch  cente rs , and m arket 
da ta  cente rs  and  vendors . 
 
The  Dis trict has  a  geographic inform ation  sys tem  (GIS) tha t m a in ta ins  cadas tra l m aps  
and  va rious layers  of da ta , face t and  ae ria l photography.  
 
In form at ion  Sys tem s 
 
The  Chie f Appra iser m a in ta ins  the  Dis trict’s  da ta  process ing  facility, software  
applica tions , In te rne t webs ite , and  geographica l in form ation  sys tem .  The  Dis trict 
opera tes  us ing  Pritchard  & Abbott, Inc.’s  Pa ragon software  sys tem .  Pritcha rd  & Abbott 
a lso  hos ts  the  geographic inform ation  sys tem ; and  the  use r base  is  se rved  by genera l 
purpose  Desktop  and  Server PC’s , a long  with  ne twork te rm ina l to  the  ne twork se rve r 
th rough a  windows form at. 
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INDEPENDENT PERFORMANCE TEST 
 
Accord ing  to  Chapter 5 of the  TPTC and Section  403.302 of the  Texas  Governm ent 
Code , the  S ta te  Com ptro lle r’s  Property Tax Ass is tance  Divis ion (PTAD) conducts  a  bi-
annua l property va lue  s tudy (PVS) of each  Texas  school d is trict and  each  Appra isa l 
Dis trict.  As  a  pa rt o f th is  annua l s tudy, the  code  a lso  requires  the  Com ptro lle r to :  use  
sa les  and  recognized auditing  and  sam pling  techniques ; te s t the  va lid ity of school 
d is trict taxable  va lues  in  each  Appra isa l Dis trict and  presum e the  appra isa l ro ll va lues  
a re  correct when va lues  a re  va lid ; and , de te rm ine  the  level and uniform ity of property 
tax appra isa l in  each  Appra isa l Dis trict.  The  m ethodology used  in  the  property va lue  
s tudy includes  s tra tified  sam ples  to  im prove  sam ple  representa tiveness  and 
techniques  or procedures  of m easuring  uniform ity.  This  s tudy u tilizes  s ta tis tica l 
ana lys is  of so ld  propertie s  (sa le  ra tio  s tud ies ) and  appra isa ls  of unsold  propertie s  
(appra isa l ra tio  s tud ies ) a s  a  basis  for assessm ent ra tio  reporting .  For Appra isa l 
Dis tricts , the  reported  m easures  include  m edian  leve l of appra isa l, coe fficien t of 
d ispe rs ion  (COD), the  pe rcentage  of propertie s  with in  10% of the  m edian , the  
pe rcentage  of propertie s  with in  25% of the  m edian , and  price -re la ted  d iffe ren tia l (PRD) 
for propertie s  overa ll and  by s ta te  ca tegory (i.e ., ca tegories  A, B, C, D and  F1 a re  d irectly 
applicable  to  rea l p roperty). 
 
There  is  one  independent school d is trict in  the  Goliad  County CAD for which  appra isa l 
ro lls  a re  annua lly deve loped .  The  pre lim inary resu lts  of th is  s tudy a re  re leased  in  
J anuary in  the  yea r fo llowing  the  yea r of appra isem ent.  The  fina l re su lts  of th is  s tudy 
a re  ce rtified  to  the  Educa tion  Com m iss ioner of the  Texas  Educa tion  Agency (TEA) in  
the  fo llowing  J u ly of each  yea r for the  yea r of appra isem ent.  This  ou ts ide  (th ird  pa rty) 
ra tio  s tudy provides  additiona l a ss is tance  to  the  CAD in de te rm ining  a reas  of m arke t 
activity or changing  m arke t conditions . 
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APPRAISAL ACTIVITIES 
 
INTRODUCTION 
 
Appra isa l Respons ib ilit ie s  
 
The  appra isa l s ta ff is  re spons ib le  for co llecting  and  m ain ta in ing  property characte ris tic 
da ta  for class ifica tion , va lua tion , and  o ther purposes .  Accura te  va lua tion  of rea l and 
pe rsona l property by any m ethod requires  a  phys ica l descrip tion  of pe rsona l property, 
and  land  and  build ing  characte ris tics .  The  Appra isa l Dis trict is  re spons ib le  for 
adm inis te ring , p lanning  and  coord ina ting  a ll activitie s  involving  da ta  co llection  and 
m ain tenance  of a ll com m ercia l, re s identia l and  pe rsona l property types  which  a re  
loca ted  with in  the  boundaries  of Goliad  County.  The  da ta  co llection  e ffort involves  the  
fie ld  inspection  of rea l and  pe rsonal property accounts , a s  we ll as  da ta  en try of a ll da ta  
co llected  in to  the  exis ting  inform ation  sys tem . The  goa l is  to  inspect a ll re s identia l and  
pe rsona l propertie s  in  th is  county over three  yea rs , and  com m ercia l p ropertie s  over 
th ree  yea rs .  Mee ting th is  goa l is  dependent on  budge ta ry cons tra in ts . 
 
Appra isa l Resources  
 
Pe rsonne l  
 
The  appra isa l s ta ff cons is t o f one  Chie f Appra ise r, one  Ass is tan t Chie f Appra ise r, one  
Appra ise r and  one  Exem ptions  Specia lis t. 
 
Da ta   
 
The  da ta  used  includes  the  exis ting  property characte ris tic in form ation  conta ined  in  
Pritchard  & Abbott’s  software  from  the  Dis trict’s  com pute r sys tem .  The  da ta  is  p rin ted  
on  a  fie ld  appra isa l record  ca rd , o r pe rsona l property da ta  shee ts .  An e lectronic ve rs ion  
is  used  in  the  fie ld  on  iPad  devices  which records  the  da ta  changes  and  uploads  the  
pa rce l da ta  to  the  CAMA sys tem .  Other da ta  used include  m aps , sa les  da ta , fire  and  
dam age  reports , bu ild ing , e lectric, well and  sep tic ins ta lla tion pe rm its , photos  and  
actua l cos t in form ation . 
 
PRELIMINARY ANALYSIS 
 
Da ta  Collect ion / Va lida t ion  
 
Da ta  co llection  of rea l p roperty involves  m ain ta in ing  da ta  characte ris tics  of the  
property on  the  P&A Paragon sys tem .  The  inform ation  conta ined  in  the  sys tem  
includes  s ite  characteris tics , such  as  land  s ize  and  topography, and  im provem ent da ta , 
such  as  square  foot of living  a rea , yea r bu ilt, qua lity of cons truction , and  condition .  
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Fie ld  appra ise rs  use  appra isa l m anuals  tha t e s tab lish  uniform  procedures  for the  
correct lis ting  of rea l p roperty.  All p ropertie s  a re  coded  accord ing  to  these  m anua ls  
and  the  approaches to  value  a re  s tructured and ca libra ted  based on  th is  coding  sys tem .  
The  fie ld  appra ise rs  use  these  m anua ls  during  the ir in itia l tra in ing  and as  a  gu ide  in  
the  fie ld  inspection  of propertie s .  Da ta  co llection  for pe rsona l property involves  
m ain ta in ing  inform ation  on  Personal Property.  The type  of in form ation  includes  
pe rsona l property such  as  bus iness  inventory, furn iture  and  fixtures , m achinery and  
equipm ent, cos t and  loca tion .  The fie ld  appra ise rs  conducting  on-s ite  inspections  use  
the  s ta te  pe rsona l property m anua l during  the ir in itia l tra in ing  and  as  a  gu ide  to  
correctly lis t a ll pe rsona l property tha t is  taxable . 
 
The  appra isa l m anua ls  tha t a re  u tilized  by the  fie ld  appra isers  a re  availab le  in  the  
Dis trict’s  office .  Copies  a re  ava ilab le  to  a  property owner/agent who reques ts  a  copy 
of the  m anua l.  
 
Sources  of Da ta  
 
The  sources  of da ta  co llection  a re  through the  new cons truction  fie ld  e ffort, da ta  
review/re -lis t fie ld  e ffort, da ta  m aile rs , hearings , sa les  va lida tion  fie ld  e ffort, 
com m ercia l sa les  verifica tion , newspapers  and  publica tions , and  property owner 
correspondence  via  the  In te rne t.  A principa l source  of da ta  com es  from  build ing  
pe rm its  rece ived  from  taxing  jurisd ictions  tha t require  property owners  to  obta in  a  
bu ild ing  pe rm it.  Paper pe rm its  a re  rece ived  and  m atched  m anua lly with  the  property’s  
tax account num ber for da ta  en try. 
 
Da ta  review of en tire  ne ighborhoods  is  genera lly a  good source  for da ta  collection.  
Appra ise rs  drive  en tire  ne ighborhoods  to  review the  accuracy of our da ta  and identify 
propertie s  tha t have  to  be  re -lis ted .  The  sa les  va lida tion  e ffort in  rea l p roperty pe rta ins  
to  the  co llection of da ta  of propertie s  tha t have  so ld .  In  res identia l, the  sa les  va lida tion  
e ffort involves  on-s ite  inspection  by fie ld  appra ise rs  to  ve rify the  accuracy of the 
property characte ris tics  da ta  and  confirm ation  of the  sa les  price .  In  com m ercia l, the  
com m ercia l sa les  group is  re spons ib le  for contacting  both  g ran tee  and  grantor to  
confirm  sa les  prices  and  to  ve rify pe rtinent da ta . 
 
Property owners  a re  one  of the  bes t sources  for identifying  incorrect da ta  tha t 
genera tes  a  fie ld  check.  Frequently, the  property owner provides  sufficien t enough 
da ta  to  a llow correction  of records  withou t having  to  send  an  appra ise r on-s ite .  As  the  
Dis trict has  increased  the  am ount of in form ation  ava ilab le  on the  In terne t, p roperty 
owner’s  reques ts  to  correct da ta  incons is tencies  has  a lso  increased .  For the  property 
owner without access  to  the  In te rne t, te lephone  ca lls  or le tte rs  a re  often  subm itted 
notifying  the  Dis trict o f inaccura te  da ta .  Propertie s  identified  in  th is  m anner a re  added  
to  a  work file  and  inspected  a t our ea rlie s t opportunity. 
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Da ta  Collect ion  Procedures  
 
Fie ld  da ta  co llection  requires  organiza tion , p lanning  and  supervis ion  of the  fie ld  e ffort.  
Da ta  co llection procedures  have  been es tab lished  for re s identia l, com m ercia l and 
pe rsona l property.  The  appra ise rs  are  ass igned  throughout Goliad  County to  conduct 
fie ld  inspections .  Appra ise rs  conduct fie ld  inspections  and  record  inform ation  e ither 
on  a  property record  ca rd  (PRD) or a  tab le t. 
 
The  qua lity of the  da ta  used is  extrem ely im portan t in  e s tab lishing  accura te  va lues  of 
taxable  property.  While  production  s tandards  a re  es tab lished  and  uphe ld  for the  
va rious  fie ld  activities , qua lity of da ta  is  em phas ized  as  the  goa l and respons ib ility of 
each  appra ise r.  New appra ise rs  are  tra ined  in  the  specifics  of da ta  co llection  se t forth  
in  the  m anua l a s  “ fie ld  pro tocols”  to  fo llow.  Experienced  appra ise rs  a re  routine ly re -
tra ined  in  procedures  prior to  m ajor fie ld  pro jects  such  as  new cons truction , sa les  
va lida tion or da ta  review.  A qua lity assurance  process  exis ts  th rough supervisory 
review of the  work be ing  pe rform ed by the  fie ld  appra ise rs .  Qua lity assurance  
supervis ion  is  cha rged  with  the  respons ib ility of ensuring  tha t appra ise rs  fo llow lis ting 
procedures , identify tra in ing  issues  and  provide  uniform  tra in ing  throughout the  fie ld  
appra isa l s ta ff. 
 
Da ta  Main tenance  
 
The  fie ld  appra ise r is  re spons ib le  for ensuring  tha t fie ld  notes  a re  leg ib le  and  
com ple te  and  in  good order for da ta  en try accuracy and  qua lity assurance . 
 
 
INDIVIDUAL VALUE REVIEW PROCEDURES 
 
Fie ld  Review  
 
The  da te  of la s t inspection , exten t of tha t in spection , and  the  appra ise r re spons ib le  a re 
lis ted  on  the  sys tem  record .  If a  property owner or ju risd iction  d isputes  the  d is trict’s  
records  concern ing  th is  da ta  during  a  hearing , via  a  te lephone ca ll o r correspondence  
rece ived , sys tem  da ta  m ay be  a lte red  based  on  the  evidence  provided .  Typica lly, a  
fie ld  inspection  is  reques ted  to  ve rify th is  evidence  for the  curren t yea r’s  va lua tion  or 
for the  next yea r’s  va lua tion .  Every yea r a  fie ld  review of ce rta in  a reas  or 
ne ighborhoods  in  the  jurisd iction  is  done  during  the  da ta  review/re -lis t fie ld  e ffort. 
 
Office  Review  
 
Office  reviews  a re  com ple ted  on  properties  where  inform ation  has  been  received  from  
the  owner of the  property.  Survey le tte rs  sen t en  m ass , o r a t the  reques t o f the  property 
owner, frequently ve rify the  property characte ris tics  or curren t condition  of the  
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property.  When the  property da ta  is  ve rified  in  th is  m anner, fie ld  inspections  a re  not 
required . 
 
PERFORMANCE TEST 
 
The  appra ise r is  re spons ib le  for conducting  ra tio  s tud ies  and com para tive  ana lys is  
with  overs ight by the  Chie f Appra ise r.   
 
Fie ld appra ise rs , in  m any cases , m ay conduct fie ld  inspections  to  insure  the  ra tios  
produced  a re  accura te  and the  appra ised  va lues  u tilized  are  based  on  accura te  
property da ta  characte ris tics . 
 

RESIDENTIAL PROPERTY 
 

INTRODUCTION 
 
Scope  of Respons ib ility 
 
The  fie ld  appra ise rs  a re  respons ible  for deve loping  equa l un iform  m arke t va lues  for 
re s identia l im proved  and  vacant property with in  the  a reas  to  which  they a re  ass igned .  
There  a re  approxim ate ly 2360 res identia l im proved  and  vacant re s identia l p ropertie s  
in  Goliad  County. 
 
 
Appra isa l Resources  
 
Pe rsonne l 
 
The  Res identia l Va luation  appra isa l s ta ff cons is ts  of the  Chie f Appra ise r, Ass is tan t 
Chie f Appra ise r, appra ise r, and  the  support s ta ff. 
 
Da ta  
 
A com m on  se t o f da ta  characte ris tics  for each  res identia l dwelling  in  Goliad  County is  
co llected  in  the  fie ld  and  da ta  en te red  to  the  com pute r.  The  property characte ris tic 
da ta  drives  the  com pute r-ass is ted  m ass  appra isa l (CAMA) approach  to  va lua tion . 
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MARKET COMPARISON APPROACH 
 
Area  Ana lysis  
 
Da ta  on  regiona l econom ic forces  such  as  dem ographic pa tterns , reg ional, loca tion  
factors , em ploym ent and  incom e pa tte rns , genera l trends  in  rea l p roperty prices  and  
ren ts , in te res t ra te  trends , ava ilab ility of vacant land , and  cons truction  trends  and  cos ts  
a re  co llected from  priva te  vendors  and  public sources  and  provide  the  fie ld  appra iser 
a  curren t econom ic outlook on  the  rea l e s ta te  m arke t.  In form ation  is  g leaned  from  rea l 
e s ta te  publica tions  and  sources  such  as  continuing  educa tion  in  the  form  o f IAAO, 
TAAD, TAAO, and  Com ptro lle r of Public Accounts  classes  and  sem inars . 
 
Ne ighborhood and  Marke t  Ana lys is  
 
Ne ighborhood ana lys is  involves  the  exam ina tion  of how phys ica l, econom ic, 
governm enta l and  socia l forces  and  o the r in fluences  a ffect p roperty va lues .  The  
e ffects  of these  forces  a re  a lso  used  to  identify, cla ss ify, and  s tra tify com parable  
propertie s  in to sm alle r, m anageable  subse ts  of the  unive rse  of propertie s  known as  
ne ighborhoods .  Res identia l va lua tion  and  ne ighborhood ana lysis  is  conducted  on  the  
politica l en tity known as  an  Independent School Dis trict (ISD). 
 
The  firs t s tep  in  ne ighborhood ana lys is  is  the  identifica tion  of a  group of properties  
tha t sha re  ce rta in  com m on tra its .  A “ne ighborhood”  for ana lys is  purposes  is  de fined  
as  the  la rges t geographic grouping of propertie s  where  the  property’s  phys ica l, 
econom ic, governm enta l and  socia l forces  a re  genera lly s im ila r and  uniform .  
Geographic s tra tifica tion  accom m odates  the  loca l supply and  dem and factors  tha t va ry 
across  a  ju risd iction .   
 
Once  a  ne ighborhood has  been identified , the  next s tep  is  to  de fine  its  boundaries .  
This  process  is  known as  “de linea tion .”   Som e factors  used  in  ne ighborhood 
de linea tion  include  loca tion , sa les  price  range , lo t s ize , age  of dwelling , qua lity of 
cons truction  and  condition  of dwellings , square  footage  of living  a rea , and  s tory 
he ight.  De linea tion  can  involve  the  phys ica l d rawing  of ne ighborhood boundary lines  
on  a  m ap, bu t it can  a lso  involve  s ta tis tica l separa tion  or s tra tifica tion  based  on  
a ttribu te  ana lysis .   
 
Pa rt o f ne ighborhood ana lysis  is  the  cons ide ra tion  of d isce rn ib le  pa tte rns  of growth  
tha t in fluence  a  ne ighborhood’s  ind ividual m arke t.  Few ne ighborhoods  a re  fixed  in  
characte r.  Each  ne ighborhood m ay be  characte rized as  be ing  in  a  s tage  of growth , 
s tab ility or decline .  The  growth  pe riod is  a  tim e  of developm ent and  cons truction .  As  
new ne ighborhoods  in  a  com m unity a re  deve loped , they com pete  with  exis ting  
ne ighborhoods .  An added  supply of new hom es  tends  to  induce  popula tion  sh ift from  
olde r hom es to  newer hom es .  In  the  pe riod  of s tab ility, o r equilibrium , the  forces  of 
supply and  dem and a re  about equa l.  Genera lly, in  the  s tage  of equilibrium , o lde r 
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ne ighborhoods  can  be  m ore  des irab le  due  to  the ir s tab ility of re s identia l cha racte r and 
proxim ity to  the  workplace  and o the r com m unity facilitie s .   
 
The  pe riod of decline  re flects  d im inish ing  dem and or des irab ility.  During  decline , 
genera l p roperty use  m ay change  from  res identia l to  a  m ix of re s identia l and 
com m ercia l uses .  Declin ing  ne ighborhoods  m ay a lso  experience  renewal, 
reorganiza tion , rebuild ing , or re s tora tion , which  prom otes  increased  dem and and  
econom ic des irab ility. 
 
Ne ighborhood identifica tion  and  de linea tion  is  the  corners tone  of the  res identia l 
va lua tion sys tem  a t the  d is trict.  All the  res identia l ana lys is  work done in  associa tion 
with  the  res identia l va lua tion  process  is  ne ighborhood specific.  Ne ighborhoods  a re  
fie ld  inspected  and de linea ted  based  on  obse rvable  aspects  of hom ogene ity.  
Ne ighborhood de linea tion  is  pe riodica lly reviewed to  de te rm ine  if furthe r 
ne ighborhood de linea tion  is  warran ted .  Whereas  ne ighborhoods  involve  s im ila r 
propertie s  in  the  sam e  loca tion , a  ne ighborhood group is  s im ply de fined  as  s im ila r 
ne ighborhood in  s im ila r loca tions .  Each res identia l ne ighborhood is  a ss igned  to  a  
ne ighborhood group based on  obse rvable  aspects  of hom ogene ity be tween 
ne ighborhoods .  Ne ighborhood grouping  is  h ighly beneficia l in  cos t-de rived  a reas  of 
lim ited  or no  sa les , o r use  in  d irect sa les  com parison  ana lys is .  Ne ighborhood groups , 
o r clus te red  ne ighborhoods , increase  the  ava ilab le  m arke t da ta  by linking  com parable  
propertie s  ou ts ide  a  g iven  ne ighborhood.  Sa les  ra tio  ana lys is , d iscussed be low, is  
pe rform ed on  a  ne ighborhood bas is , and  in  soft sa le  a reas  on  a  ne ighborhood group 
bas is . 
 
Highes t  and  Bes t  Use  Ana lys is  
 
The  h ighes t and  bes t use  of property is  the  reasonable  and  probable  use  tha t supports  
the  h ighes t p resent va lue  as  of the  da te  of the  appra isa l.  The  h ighes t and  bes t use  
m us t be  phys ica lly poss ib le , lega l, financia lly feas ib le , and  productive  to  its  m axim um .  
The  h ighes t and  bes t use  of re s identia l p roperty is  norm ally its  curren t use .  This  is  due  
in  pa rt to  the  fact tha t re s identia l deve lopm ent, in  m any a reas , th rough use  of deed  
res trictions  and  zoning , precludes  o the r land  uses .  
 
Res identia l va lua tion undertakes  reassessm ent of h ighes t and  bes t use  in  trans ition 
a reas  and  a reas  of m ixed  res identia l and  com m ercia l use .  In  trans ition  a reas  with  
ongoing  gentrifica tion , the  appra ise r reviews  the  exis ting  res identia l p roperty use  and 
m akes  a  de te rm ina tion  regard ing  h ighes t and  bes t use .  Once  the  conclus ion  is  m ade 
tha t the  h ighes t and bes t use  rem ains  res identia l, furthe r h ighes t and bes t use  ana lysis  
is  done to  decide  the  type  of re s identia l use  on  a  ne ighborhood bas is .  As  an  exam ple , 
it m ay be  de te rm ined  in  a  trans ition area  tha t olde r, non-rem ode led  hom es are  
econom ic m is -im provem ents , and  the  h ighes t and  bes t use  of such  property is  the  
cons truction  of new dwellings .  In  a reas  of m ixed  res identia l and  com m ercia l use , the  
appra ise r reviews propertie s  in  these  a reas  on  a  pe riodic bas is  to  de te rm ine  if changes 
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in  the  rea l e s ta te  m arke t require  reassessm ent of the  h ighes t and  bes t use  of a  se lect 
popula tion  of propertie s . 
 
VALUATION AND STATISTICAL ANALYSIS 
 
Cos t  Schedules  
 
All re s identia l pa rce ls  in  the  d is trict a re  va lued  from  identica l cos t schedules  us ing a  
com para tive  unit m e thod.  The d is trict’s  res identia l cos t schedules , o rigina lly adopted  
from  a  priva te  m ass  appra isa l firm , have  been  cus tom ized  to  fit Goliad County’s  local 
re s identia l bu ild ing  and  labor m arke t.   
 
An extens ive  review and  revis ion  of the  res identia l cos t schedule  is  pe rform ed 
annua lly.  As  pa rt o f th is  process , newly cons tructed  so ld  propertie s  a t va rious  leve ls  
of qua lity of cons truction  in  Goliad  County a re  reviewed, if ava ilab le .  The  property 
da ta  characte ris tics  of these  propertie s  a re  ve rified  and  photographs  taken  of the  
sam ples .  CAD dwelling  cos ts  a re  com pared  agains t Marsha ll & Swift, a  na tiona lly 
recognized  cos t e s tim a tor.  This  process  includes  corre la tion of qua lity of cons truction  
factors  from  CAD and Marsha ll & Swift.  The  resu lts  of the  com parison  a re  analyzed  
us ing  s ta tis tica l m easures , including  s tra tifica tion  by qua lity and  reviewing  es tim a ted  
build ing  cos ts , p lus  land  to  sa les  prices .  As  a  resu lt o f th is  ana lys is , a  new loca l 
m ultip lie r is  developed  to  be  used  in  the  Dis trict’s  cos t p rocess .  This  yea r’s  loca l 
m ultip lie r was  used  to  ad jus t the  CAD’s  cos t schedule  to  be  in  com pliance  with  the  
com ptro lle r’s  PVS requirem ents .  In  addition  to  the  m ainfram e  cos t schedules , PC 
spreadshee t applica tions  have  been crea ted  to  address  unique  appra isa l s itua tions , 
such  as  d iffe ren t leve ls  of rem ode ling  and  a typica l hous ing  fea tures  not norm ally 
accounted  the  benchm ark cos t sys tem . 
 
Sa les  Inform at ion  
 
A sa les  file  for the  s torage  of “ snapshot”  sa les  da ta  a t the  tim e  of sa le  is  m a in ta ined.  
Res identia l vacant land  sa les , a long  with  com m ercia l im proved  and  vacant land  sa les  
a re  m ain ta ined .  Res identia l im proved and vacant sa les  a re  co llected  from  a  va rie ty of 
sources , including:  Dis trict ques tionna ires  sen t to  buyers , fie ld  d iscovery, p ro tes t 
hea rings , vendors , bu ilde rs , and  rea ltors .  A sys tem  of type , source , va lid ity and 
ve rifica tion codes  was  es tab lished  to  de fine  sa lien t facts  re la ted  to  a  property’s  
purchase  or transfe r.  School d is trict o r ne ighborhood sa les  reports  a re  genera ted  as  
an  ana lys is  too l for the  appra ise r in  the  deve lopm ent of va lue  es tim a tes . 
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Land Ana lysis  
 
Res identia l land  ana lys is  is  conducted  by the  appra isa l s ta ff, with  ass is tance  from  the  
Chie f Appra ise r.  Toge the r, they deve lop a  base  lo t, p rim ary ra te , and  ass ign  each  
unique  ne ighborhood its  own cos t tab le  e ithe r by acres , square  foot, fron t foo t or s ite  
va lue .  These  tab les  are  des igned  to  sys tem atica lly va lue  the  prim ary and  res idua l land  
based  on  a  specified pe rcentage  of the  prim ary ra te .  A com pute rized  land tab le  file  
s tores  the  land  inform ation  required to  cons is ten tly va lue  individua l pa rce ls  with in 
ne ighborhoods .  Specific land  influences  are  used , where  necessa ry, to  ad jus t pa rce ls  
ou ts ide  the  neighborhood norm  for such  factors  a s  view, shape , s ize , and topography, 
am ong o the rs .  The  appra ise rs  use  abs traction  and  a lloca tion  m ethods  to  insure  tha t 
the  land  va lues  crea ted  bes t re flect the  contribu tory m arke t va lue  of the  land  to  the  
overa ll p roperty va lue . 
 
S ta t is t ica l Ana lys is  
 
The  res identia l va luation  appra ise rs  perform  s ta tis tica l ana lys is  annua lly to  eva lua te  
whe ther va lues  a re  equitab le  and  cons is ten t with  the  m arke t.  Ra tio  s tud ies  a re  
conducted  in  the  d is trict to  judge the  two prim ary aspects  of m ass  appra isa l accuracy, 
be ing  the  leve l and uniform ity of va lue .  Appra isa l s ta tis tics  of cen tra l tendency and  
d ispe rs ion  genera ted  from  sa les  ra tios  a re  ava ilab le  for the  overa ll m arke t, the  
we ighted  m ean, m edian , s tandard  devia tion , coe fficien t of va ria tion , and  coefficien t of 
d ispe rs ion  provide  the  appra ise rs  a  too l by which  to  de te rm ine  both  the  leve l and  
uniform ity of appra ised  va lue .   
 
Every ne ighborhood is  reviewed annua lly by appra ise rs , through the  sa les  ra tio  
ana lys is  process .  The  firs t phase  involves  ne ighborhood ra tio  s tud ies  tha t com pare  
the  recent sa les  prices  of ne ighborhood propertie s  to  the  appra ised  va lues  of genera l 
m arke t so ld  propertie s .  This  se t o f ra tio  s tud ies  a ffords  the  appra ise r an  excellen t 
m eans  of judging  the  present leve l of appra ised  value  and  uniform ity of the  sa les .  The  
appra ise r m akes a  pre lim inary decis ion , based on  the  sa les  ra tio  s ta tis tics  and 
des igna ted  pa ram ete rs  for va lua tion  upda te , a s  to  whe ther the  va lue  leve l in  a  
ne ighborhood needs  to  be  upda ted  in  an  upcom ing reappra isa l, o r whe ther the  level 
of m arke t va lue  in  a  ne ighborhood is  a t an  acceptab le  leve l. 
 
 
Marke t  Adjus tm ent  or Trending  Factors  
 
Ne ighborhood, or m arke t ad jus tm ent, factors  a re  deve loped  from  appra isa l s ta tis tics  
provided  from  ra tio  s tud ies  and  are  used to  ensure  tha t e s tim a ted va lues  a re  cons is ten t 
with  the  m arke t.  The  Dis trict’s  prim ary approach  to  the  valua tion  of res identia l 
p ropertie s  uses  a  hybrid  cos t-sa les  com parison  approach .  This  type  of approach  
accounts  for ne ighborhood m arke t in fluences  not specified  in  the  cos t m ode l. 
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The  fo llowing  equa tion  denotes  the  hybrid  m ode l used: 
 

Land Value  + RCN (Recons truction  Cos t New)-Deprecia tion  = Marke t Value  
 
The  m arke t va lue  equa ls  the  m arke t ad jus tm ent factor tim es  the  land  va lue  p lus  the  
rep lacem ent cos t new less  deprecia tion .  As  the  cos t approach  separa te ly es tim a tes  
both  land  and  build ing  va lues  and  uses  deprecia ted replacem ent cos ts , which  re flect 
on ly the  supply s ide  of the  m arke t, it is  expected  tha t ad jus tm ents  to  the  cos t va lues  
a re  needed to  bring  the  leve l of appra isa l to  an  acceptab le  s tandard .  Marke t or loca tion  
ad jus tm ents  a re  applied  uniform ly with in  ne ighborhoods  to  account for loca tion 
va riances  be tween m arke t a reas  or across  a  ju risd iction . 
 
If a  ne ighborhood is  to  be  upda ted , the  appra ise r uses  a  cos t ra tio  s tudy tha t com pares  
recent sa les  prices  of propertie s  appropria te ly ad jus ted  for the  e ffects  of tim e  with in  a  
de linea ted ne ighborhood with  the  propertie s ’ actua l cos t va lue .  The  ca lcu la ted  ra tio  
de rived  from  the  sum  of the  so ld  propertie s ’ cos t va lue  d ivided  by the  sum  of the  sa les  
prices  ind ica tes  the  ne ighborhood leve l of va lue  based  on  the  unadjus ted  cos t va lue  
for the  so ld  properties .  This  cos t-to-sa le  ra tio  is  com pared  to  the  appra isa l-to-sa le  ra tio  
to  de te rm ine  the  m arke t ad jus tm ent factor for each  ne ighborhood.  This  m arke t 
ad jus tm ent factor is  needed  to  trend  the  va lues  obta ined  through the  cos t approach  
close r to  the  actual m arke t evidenced by recent sa les  prices  with in  a  g iven  
ne ighborhood. 
 
The  sa les  used  to  de te rm ine  the  m arke t ad jus tm ent factor will re flect the  m arke t 
in fluences  and conditions  only for the  specified  ne ighborhood, thus  producing  m ore  
representa tive  and  supportab le  va lues .  The  m arke t ad jus tm ent factor ca lcu la ted  for 
each  upda ted  ne ighborhood is  applied  uniform ly to  a ll p ropertie s  with in  a  
ne ighborhood.  Once  the  m arke t-trend  factors  a re  applied , a  second se t o f ra tio  s tud ies  
is  genera ted  tha t com pares  recent sa le  prices  with  the  proposed  appra ised  va lues  for 
these  so ld  propertie s .  From  th is  se t o f ra tio  s tud ies , the  appra iser judges  the  appra isa l 
level and  uniform ity in  both  upda ted and  non-upda ted  ne ighborhoods , and  fina lly, for 
the  school d is trict a s  a  whole . 
 
 
 
TREATMENT OF RESIDENCE HOMESTEADS 
 
Beginning  in  1998, the  S ta te  of Texas  im plem ented  a  cons titu tiona l class ifica tion  
schem e concern ing the  appra isa l o f re s identia l p roperty tha t rece ives  a  res idence  
hom es tead  exem ption .  Under the  new law, beginning  in  the  second year a  property 
rece ives  a  hom es tead  exem ption  increases  in  the  va lue  of tha t p roperty are  “capped .”   
The  va lue  for tax purposes  (appra ised  va lue ) of a  qualified res idence  hom es tead  will 
be  the  LESSER of: 
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• the  m arke t va lue ; or 
 

• the  preceding  year’s  appra ised  va lue ; 
PLUS 10 pe rcent; 
PLUS the  va lue  of any im provem ents  added . 
 

Va lues  of capped propertie s  m us t be  recom puted  annua lly.  If a  capped property se lls , 
the  cap  au tom atica lly expires  a s  of J anuary 1st o f the  fo llowing  year.  In  tha t fo llowing 
year, tha t hom e is  reappra ised  a t its  m arke t va lue  to  bring its  appra isa l in to  uniform ity 
with  o the r propertie s .  An ana logous  provis ion  applies  to  new hom es .  While  a  
deve loper owns  them , unoccupied  res idences  a re  appra ised as  pa rt o f an inventory 
us ing  the  d is trict’s  land  value  and  the  deve loper’s  cons truction  cos ts  a s  of the  va lua tion 
da te .  However, in  the  yea r fo llowing  sa le , they a re  reappra ised  a t m arke t va lue . 
 
When resa les  a re  ava ilab le  tim e ad jus tm ents  were  deve loped us ing  the  sa les  ra tio  
trend  ana lysis  m e thod.    S ta tis tics  produced  from  the  m arke t da ta  include  m easures  
of centra l tendency (m ean and  m edian) tha t represent the  leve l of appra ised  va lues , 
and  m easures  of un iform ity (coefficien t of d ispe rs ion  and  coefficien t of va ria tion) tha t 
represent the  cons is tency of appra ised  va lues  with in  and be tween s tra ta .  In  absence  
of loca l da ta  to  deve lop  tim e  ad jus tm ents , the  CAD m ay use  a  s ta tewide  ad jus tm ent 
for tim e . 
 
INDIVIDUAL VALUE REVIEW PROCEDURES 
 
Fie ld  Review  
 
The  appra ise r identifie s  ind ividua l propertie s  in  critica l need  of fie ld  review through 
sa les  ra tio  ana lys is .  So ld  propertie s  with  a  h igh  va riance  in  sa les  ra tios  a re  fie ld  
reviewed on  an  annua l bas is  to  check for accuracy of da ta  characte ris tics . 
 
As  the  d is trict’s  pa rce l count has  increased  through new hom e cons truction , and  the  
hom es  cons tructed  in  the  boom  years  of the  la te  70’s  and  ea rly 80’s  experience  
rem ode ling , the  appra ise rs  a re  required  to  pe rform  the  fie ld  activity associa ted  with 
trans ition ing  and  h igh  dem and ne ighborhoods .  Increased  sa les  activity has  a lso  
resu lted  in  a  m ore  subs tan tia l fie ld  e ffort on  the  pa rt o f the  appra ise rs  to  review and  
reso lve  sa les  ou tlie rs .  Additiona lly, the  appra ise r frequently fie ld  reviews subjective  
da ta  item s  such  as  qua lity of cons truction , condition , and  phys ica l, functiona l and  
econom ic obsolescence , factors  contribu ting  s ignificantly to  the  m arke t va lue  of the  
property.  Afte r pre lim inary es tim a tes  of va lue  have  been  de te rm ined  in  ta rge ted a reas , 
the  appra ise r takes  va lua tion  docum ents  to  the  fie ld  to  te s t the  com pute r-ass is ted  
va lues  aga ins t h is /her own appra isa l judgm ent.  During  th is  review, the  appra ise r is  
ab le  to  phys ica lly inspect bo th  so ld  propertie s  and  unsold  propertie s  for com parability 
and  cons is tency of va lues . 
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Office  Review  
 
Given the  am ple  resources  and  tim e required  to  conduct a  routine  fie ld  review of a ll 
p ropertie s , hom ogeneous  propertie s  cons is ting  of tract hous ing  with  a  low variance  in  
sa les  ra tios  and o the r propertie s  having a  recent fie ld  inspection  da te  a re  va lue  
reviewed in  the  office .  Ra tio  reports  com paring  previous  va lues  aga ins t p roposed  and 
fina l va lues  a re  genera ted  for a ll re s identia l im proved  and  vacant propertie s .  The 
dolla r am ount and  percentage  of va lue  d iffe rence  a re  noted  for each  property with in  a  
de linea ted  ne ighborhood a llowing  the  appra ise r to  identify resea rch  and  reso lve  va lue  
anom alies  be fore  fina l appra ised  va lues  are  re leased .  Previous  va lues  resu lting  from  
a  hea ring  pro tes t a re  ind ividually reviewed to  de te rm ine  if the  va lue  rem ains  
appropria te  for the  curren t yea r. 
 
Once  the  appra ise r is  sa tis fied  with  the  leve l and  uniform ity of va lue  for each 
ne ighborhood with in  h is  a rea  of re spons ib ility, the  es tim a tes  of va lue  go  in to  the  
com pute r sys tem  for no tice . 
 
PERFORMANCE TESTS 
 
Sa les  Ra t io  S tudies   
 
The  prim ary ana lytica l too l used  by the  appra ise rs  to  m easure  and  im prove  
pe rform ance  is  the  ra tio  s tudy.  The  d is trict ensures  tha t the  appra ised  va lues  tha t it 
p roduces  m ee t the  s tandards  of accuracy in  severa l ways .  Overa ll sa les  ra tios  a re  
genera ted  for the  ISD to  a llow the  appra ise r to  review genera l m arke t trends with in  
the ir a rea  of re sponsib ility, and  provide  an  ind ica tion  of m arke t apprecia tion  over a  
specified  pe riod  of tim e .  In  addition  to  the  m ainfram e sa les  ra tios  by school d is trict 
and  ne ighborhood, quarte rly sa les  ra tios  a re  genera ted  from  a  PC-based  s ta tis tica l 
applica tion  in  spreadshee t form at. A copy of the  Dis trict’s  la te s t ra tio  s tudy is  a ttached . 
 
 
Managem ent  Review  Process  
 
Once  the  proposed  va lue  es tim a tes  a re  fina lized , the  appra ise r reviews the  sa les  ra tios  
by ne ighborhood and  presents  pe rtinent va lua tion  da ta , such  as , h is tory of hea ring  
pro tes t, sa le -to-pa rce l ra tio , and  level of appra isa l to  the  Chie f Appra ise r for fina l review 
and  approva l.  This  review includes  com parison  of leve l of va lue  be tween re la ted  
ne ighborhoods  with in  and  across  jurisd iction  lines .  The  prim ary objective  of th is  
review is  to  ensure  tha t the  proposed values  have  m et prese t appra isa l gu ide lines  
appropria te  for the  tax yea r in  ques tion . 
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COMMERCIAL PROPERTY VALUATION 
 
INTRODUCTION 
 
Appra isa l Respons ib ility 
 
This  m ass  appra isa l ass ignm ent includes  a ll o f the  com m ercia lly classed  rea l p roperty 
which  fa lls  with in  the  respons ib ility of the  com m ercia l va lua tion  appra ise rs  of the 
Goliad  CAD. Com m ercia l appra ise rs  appra ise  the  fee  s im ple  in te res t o f propertie s  
accord ing  to  s ta tu te .  However, the  a ffect o f easem ents , re s trictions , encum brances , 
leases , contracts  or specia l a ssessm ents  a re  cons ide red  on  an  ind ividua l bases , a s  is  
the  appra isem ent of any non-exem pt taxable  fractiona l in te res ts  in  rea l p roperty (i.e ., 
ce rta in  m ulti-fam ily hous ing  pro jects ).  Fractiona l in te res ts  or pa rtia l ho ld ings  of rea l 
p roperty a re  appra ised  in  fee  s im ple  for the  whole  property and d ivided 
program m atica lly based  on  the ir p rora ted in te res ts . 
 
Appra isa l Resources  

 
The  im proved rea l property appra isa l re spons ib ilitie s  a re  ca tegorized  accord ing  to 
m ajor property types  of m ulti-fam ily or apartm ent, o ffice , re ta il, warehouse  and  specia l 
use  (i.e ., ho te ls , hospita ls  and  nurs ing  hom es).  The  appra isa l s ta ff pe rform s  the  fie ld  
inspections  of a ss ign  im proved  com m ercia l p roperty types .   

 
Da ta   
 
The  da ta  used  by the  appra ise r includes  ve rified  sa les  of vacant land  and  im proved  
propertie s  and  the  pe rtinent da ta  obta ined  from  each  (sa les  price  levels , cap ita liza tion 
ra tes , incom e m ultip lie rs , equity d ividend ra tes , m arke ting  period , e tc.).  Other da ta  
used  by the  appra ise r includes  actua l incom e and  expense  da ta  (typ ica lly obta ined  
through the  hea rings  process ), actual contract ren ta l da ta , leas ing inform ation  
(com m iss ions , tenant fin ish , length  of te rm s , e tc.), and  actua l cons truction  cos t da ta .  
In  addition  to  the  actua l da ta  obta ined  from  specific propertie s , m arke t da ta  
publica tions  a re  a lso  reviewed to  provide  additiona l support for m arke t trends . 
 
PRELIMINARY ANALYSIS 
 
Pilo t  S tudy 
 
Pilo t s tud ies  a re  u tilized  to  te s t new or exis ting  procedures  or va lua tion  m odifica tions  
in  a  lim ited  a rea  (a  sam ple  of propertie s ) of the  d is trict and  a re  a lso  cons ide red  
whenever subs tan tia l changes  a re  m ade .  The  appra ise r im plem ents  th is  m e thodology 
when deve loping  both  the  cos t approach  and  incom e approach  m ode ls . 
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In  addition , Goliad County adm inis tra tion  and  pe rsonne l in te ract with  o ther 
a ssessm ent officia ls  th rough profess iona l trade  organiza tions  including  IAAO, TAAD, 
TAAO, and  TRCA. 
 
 
VALUATION APPROACH 
 
Area  Ana lysis  
 
Da ta  on  reg iona l econom ic forces  such  as  dem ographic pa tte rns , reg iona l loca tion 
factors , em ploym ent and  incom e pa tte rns , genera l trends  in  rea l p roperty prices  and  
ren ts , in te res t ra te  trends , ava ilab ility of vacant land , and  cons truction  trends  and  cos ts  
a re  collected from  priva te  vendors  and public sources , continuing  educa tion  in  the  
form  of IAAO, TAAO, and  TAAD courses . 
 
Ne ighborhood Ana lys is  
 
The  ne ighborhood is  com prised  of the  land  a rea  and  com m ercia lly classed properties  
loca ted  with in  the  boundaries  of th is  taxing  jurisd iction .  This  area  cons is ts  of a  wide  
va rie ty of property types  including res identia l, com m ercia l and  industria l.  
Ne ighborhood ana lys is  involves  the  exam ina tion  of how phys ica l, econom ic, 
governm enta l and  socia l forces  and  o the r in fluences  a ffect p roperty va lues .  The  
e ffects  of these  forces  a re  a lso  used  to  identify, cla ss ify, and organize  com parable  
propertie s  in to sm alle r, m anageable  subse ts  of the  unive rse  of propertie s  known as  
ne ighborhoods .  In  the  m ass  appra isa l o f com m ercia l p ropertie s  these  subse ts  of a  
un ive rse  of properties  a re  genera lly re fe rred  to  as  m arke t a reas  or econom ic a reas . 
 
Econom ic a reas  a re  de fined  by each  of the  im proved  property use  types  (apartm ent, 
o ffice , re ta il, warehouse  and specia l use ) based  on  an  ana lys is  of s im ila r econom ic or 
m arke t forces .  These  include , bu t a re  not lim ited  to , s im ila ritie s  of ren ta l ra tes , 
cla ss ifica tion  of pro jects  (known as  build ing  class  by a rea  com m ercia l m arke t experts ), 
da te  of cons truction , overa ll m arke t activity or o the r pe rtinent in fluences .  Econom ic 
a rea  identifica tion  and  de linea tion  by each m ajor property use  type  is  the  benchm ark 
of the  com m ercia l va lua tion  sys tem .  All incom e m ode l va lua tion  (incom e approach to  
va lue  es tim a tes ) is  econom ic a rea  specific.  Econom ic a reas  a re  pe riodica lly reviewed 
to  de te rm ine  if re -de linea tion  is  required .  The  geographic boundaries  a s  we ll a s  
incom e, occupancy and  expense  leve ls  and  capita liza tion  ra tes  by age  with in  each 
econom ic a rea  for a ll com m ercia l use  types  and its  corresponding  incom e m ode l m ay 
be  found in  the  Marsha ll and  Swift Com m ercia l Va lua tion  Manua l. 
 
Highes t  and  Bes t  Use  Ana lys is  
 
The  h ighes t and  bes t use  is  the  m os t reasonable  and  probable  use  tha t genera tes  the  
h ighes t p resent va lue  of the  rea l e s ta te  as  of the  da te  of va lua tion .  The  h ighes t and  
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bes t use  of any given  property m us t be  phys ica lly poss ib le , lega lly pe rm iss ib le , 
financia lly feasib le , and  m axim ally productive .  For im proved  propertie s , h ighes t and  
bes t use  is  eva lua ted as  im proved  and  as  if the  s ite  were  s till vacant.  This  a ss is ts  in  
de te rm ining  if the  exis ting  im provem ents  have  a  trans itiona l use , in te rim  use , 
nonconform ing  use , m ultip le  uses , specula tive  use , excess  land , or a  d iffe rent 
op tim um  use  if the  s ite  were  vacant.  For vacant tracts  of land  with in  th is  ju risd iction , 
the  h ighes t and  bes t use  is  cons ide red  specula tive  based  on  the  surrounding  land  uses .  
Im proved  propertie s  re flect a  wide  varie ty of h ighes t and  bes t uses  which  include , bu t 
a re  not lim ited  to :  o ffice , re ta il, apa rtm ent, warehouse , ligh t indus tria l, specia l 
purpose , o r in te rim  uses .  In  m any ins tances , the  property’s  curren t use  is  the  sam e  as  
its  h ighes t and  bes t use .  This  ana lys is  insures  tha t an  accura te  e s tim a te  of m arke t 
va lue  (som etim es  re fe rred  to  as  va lue  in  exchange) is  derived . 
 
On the  o the r hand , va lue  in  use  represents  the  va lue  of a  property to  a  specific use r for 
a  specific purpose .  This  is  s ign ificantly d iffe ren t than m arke t va lue , which  
approxim ates  m arke t price  under the  fo llowing  assum ptions :  (i) no  coercion of undue  
influence  over the  buyer or se lle r in  an  a ttem pt to  force  the  purchase  or sa le , (ii) we ll-
inform ed buyers  and se llers  acting  in  the ir own bes t in te res ts , (iii) a  reasonable  tim e 
for the  transaction  to  take  p lace , and  (iv) paym ent in  cash  or its  equiva len t. 
 
 
Marke t  Ana lys is  
 
A m arke t ana lys is  re la tes  d irectly to  m arket forces  a ffecting  supply and  dem and.  This  
s tudy involves  the  re la tionships  be tween socia l, econom ic, environm enta l, 
governm enta l, and  s ite  conditions .  Curren t m arke t activity including  sa les  of 
com m ercia l p ropertie s , new cons truction , new leases , lease  ra tes , absorp tion  ra tes , 
vacancies , a llowable  expenses  (inclus ive  of rep lacem ent rese rves), expense  ra tio  
trends , and  capita liza tion  ra te  s tud ies  a re  ana lyzed . 
 
 
DATA COLLECTION/ VALIDATION 
 
Sources  of Da ta  
 
In  te rm s  of com m ercia l sa les  da ta , Goliad  CAD rece ives  a  copy of the  deeds  recorded  
in  Goliad  County tha t convey com m ercia lly classed  propertie s .  The  deeds involving  a  
change  in  com m ercia l ownersh ip  a re  en te red  in to  the  sa les  inform ation  sys tem  and  
resea rched  in  an  a ttem pt to  obta in  the  pe rtinent sa le  in form ation .  Other sources  of 
sa le  da ta  include  the  hea rings  process  and loca l, reg ional and  na tiona l rea l e s ta te  and 
financia l publica tions . 
 
For those  propertie s  involved  in  a  transfe r of com m ercia l ownersh ip , a  sa le  file  is  
p roduced  which  begins  the  resea rch and  ve rifica tion process . The  in itia l s tep in  sa les  
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ve rifica tion  involves  a  com pute r-genera ted  ques tionna ire , which  is  m a iled  to  both  
pa rtie s  in  the  transaction  (Buyer and  Se ller). If the  sa les  in form ation  is  no t ob ta ined , 
o the r sources  a re  contacted  such  as  the  brokers  involved  in  the  sa le , p roperty 
m anagers  or com m ercia l vendors .  In  o the r ins tances , sa les  ve rifica tion  is  ob ta ined  
from  loca l appra ise rs  or o the rs  tha t m ay have  the  des ired  inform ation .  Fina lly, clos ing 
s ta tem ents  a re  often  provided  during  the  hea rings  process .  The actua l clos ing  
s ta tem ent is  the  m os t re liable  and  pre fe rred  m ethod of sa les  ve rifica tion . 
 
VALUATION ANALYSIS 
 
Mode l ca libra tion  involves  the  process  of pe riodica lly ad jus ting  the  m ass  appra isa l 
form ulas , tab les  and schedules  to  re flect curren t loca l m arke t conditions .  Once  the  
m ode ls  have  undergone  the  specifica tion  process , ad jus tm ents  can  be  m ade  to  re flect 
new cons truction  procedures , m a te ria ls  and/or cos ts , which  can  va ry from  year to  year.  
The  bas ic s tructure  of a  m ass  appra isa l m ode l can  be  va lid  over an  extended  pe riod  of 
tim e , with  trending  factors  u tilized  for upda ting  the  da ta  to  the  curren t m arke t 
conditions .  However, a t som e  poin t, if the  ad jus tm ent process  becom es  too  involved , 
the  m ode l ca libra tion  technique  can  m anda te  new m ode l specifica tions  or a  revised 
m ode l s tructure . 
 
Cos t  Schedules  
 
The  cos t approach  to  va lue  is  applied  to  a ll im proved  rea l p roperty u tilizing  the  
com para tive  unit m e thod.  This  m ethodology involves  the  u tiliza tion  of na tiona l cos t 
da ta  reporting  se rvices  as  we ll a s  actua l cos t in form ation  on  com parable  propertie s  
whenever poss ib le .  Cos t m ode ls  a re  typ ica lly deve loped  based  on  the  Marsha ll Swift 
Va lua tion  Service . Cos t m ode ls  include  the  de riva tion  of rep lacem ent cos t new (RCN) 
of a ll im provem ents .  These  include  com para tive  base  ra tes , per un it ad jus tm ents  and  
lum p sum  adjus tm ents .  This  approach  a lso  em ploys  the  sa les  com parison  approach  
in  the  va lua tion  of the  underlying  land  value .  Tim e and loca tion  m odifie rs  a re  
necessa ry to  ad jus t cos t da ta  to  re flect conditions  in  a  specific m arke t and  changes  in  
cos ts  over a  pe riod  of tim e .  Because  a  na tiona l cos t se rvice  is  used  as  a  bas is  for the  
cos t m ode ls , loca tion  m odifie rs  a re  necessa ry to  ad jus t these  base  cos ts  specifica lly 
for Goliad  County.  These  m odifie rs  a re  provided  by the  reg iona l m odifie rs  in  Marsha ll 
Swift Va lua tion  Service  p lus  any loca l m arke t ana lys is  re sults . 
 
Deprecia tion  schedules  a re  deve loped  based  on  wha t is  typ ica l for each  property type  
a t tha t specific age .  Deprecia tion schedules  have  been  im plem ented  for wha t is  typ ica l 
o f each  m ajor class  of com m ercia l p roperty by econom ic life  ca tegories .  Schedules  
have  been  developed for im provem ents  with  10, 15, 20, 25, 30, 35, 40, 45, 50, 55, and  
60 year expected life .  These  schedules  a re  then  te s ted to  ensure  they a re  re flective  of 
curren t m arke t conditions .    Effective  age  es tim a tes  a re  based  on  the  u tility of the  
im provem ents  re la tive  to  where  the  im provem ent lie s  on  the  sca le  of its  to ta l econom ic 
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life  and  its  com petitive  pos ition  in  the  m arke tp lace .  Effective  age  es tim a tes  a re  based 
on  levels  of renova tion  evidenced  by inspection . 
 
Marke t ad jus tm ent factors  such  as  externa l and/or functiona l obsolescence  can be  
applied  if warran ted .  These  ad jus tm ents  a re  typ ica lly applied  to  a  specific property, 
type , o r loca tion  and can  be  deve loped  via  ra tio  s tud ies  or o the r m arke t ana lyses .  
Accuracy in  the  deve lopm ent of the  cos t schedules , condition  ra tings  and  deprecia tion 
schedules  will usua lly m inim ize  the  necess ity of th is  type  of an  ad jus tm ent factor. 
 
 
Incom e cons ide ra t ion  
 
The  incom e approach  to  va lue  is  applied  to  those  rea l p ropertie s  which  a re  typ ica lly 
viewed by m arke t pa rticipants  a s  “ incom e producing ,”  and for which  the  incom e 
m ethodology is  cons ide red  a  lead ing  value  ind ica tor.  The  firs t s tep  in  the  incom e 
approach  pe rta ins  to  the  es tim a tion  of m arke t ren t on  a  pe r un it bas is .  This  is  de rived 
prim arily from  actua l ren t da ta  furn ished  by property owners  and  from  loca l m arke t 
s tudy publica tions .  This  pe r un it ren ta l ra te  m ultip lied by the  num ber of un its  re su lts  
in  the  es tim a te  of po ten tia l g ross  ren t. 
 
A vacancy and  co llection  loss  a llowance  is  the  next item  to  cons ide r in  the  incom e 
approach .  The  pro jected  vacancy and  co llection  loss  a llowance  is  e s tab lished  from  
actua l da ta  furn ished  by property owners  and  on  loca l m arke t publica tions .  This  
a llowance accounts  for pe riodic fluctua tions  in  occupancy, bo th  above  and  below an  
es tim a ted  s tab ilized  leve l.  The  m arke t de rived s tab ilized vacancy and co llection  loss  
a llowance  is  subtracted  from  the  poten tia l g ross  ren t e s tim a te  to  yie ld  an  e ffective 
gross  ren t. 
 
Next a  secondary incom e or se rvice  incom e is  ca lcu la ted  as  a  pe rcentage  of s tab ilized  
e ffective  gross  ren t.  Secondary incom e represents  pa rking  incom e, e sca la tions , 
re im bursem ents , and o the r m isce llaneous  incom e genera ted  by the  opera tions  of rea l 
p roperty.  The  secondary incom e es tim a te  is  de rived  from  actua l da ta  co llected  and  
ava ilab le  m arke t in form ation .  The  secondary incom e es tim a te  is  then  added to  
e ffective  gross  ren t to  a rrive  a t an  e ffective  gross  incom e. 
 
Allowable  expenses  and  expense  ra tio  es tim a tes  a re  based  on  a  s tudy of the  loca l 
m arke t, with  the  assum ption  of prudent m anagem ent.  An a llowance for non-
recoverable  expenses  such  as  leas ing  costs  and  tenant im provem ents  a re  included  in  
the  expenses .  A non-recoverable  expense  represents  cos ts  tha t the  owner pays  to  
lease  ren ta l space .  Diffe ren t expense  ra tios  a re  deve loped for d iffe ren t types  of 
com m ercia l p roperty based  on use .  For ins tance , re ta il p ropertie s  a re  m os t frequently 
leased on  a  trip le -ne t bas is , whereby the  tenant is  re spons ible  for h is  pro-ra ta  sha re  of 
taxes , insurance  and com m on a rea  m ain tenance .  In  com parison , a  genera l o ffice 
build ing  is  m os t often  leased  on a  base  yea r expense  s top .  This  lease  type  s tipu la tes  
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tha t the  owner is  re spons ib le  for a ll expenses  incurred during  the  firs t yea r of the  lease .  
However, any am ount in  excess  of the  to ta l pe r un it expenditure  in  the  firs t yea r is  the 
respons ib ility of the  tenant.  Under th is  scenario , if the  to ta l opera ting  expense  in  yea r 
one  (1) equa tes  to  $8.00 pe r square  foot, any increase  in  expense  over $8.00 pe r square  
foot th roughout the  rem ainder of the  lease  te rm  would  be  the  respons ib ility of the  
tenant.  As  a  resu lt, expense  ra tios  a re  im plem ented  based  on  the  type  of com m ercia l 
p roperty. 
 
Another form  of a llowable  expense  is  the  rep lacem ent of short-lived  item s  (such  as  
roof or floor coverings , a ir condition ing  or m ajor m echanica l equipm ent or appliances) 
requiring  expenditures  of la rge  lum p sum s.  When these  capita l expenditures  a re  
ana lyzed for cons is tency and ad jus ted , they m ay be  applied on  an  annualized  bas is  as  
s tab ilized  expenses .  When perform ed accord ing  to  loca l m arke t practices  by 
com m ercia l p roperty type , these  expenses  when annua lized  a re  known as  rep lacem ent 
rese rves . 
 
Subtracting  the  a llowable  expenses  (inclus ive  of non-recoverable  expenses  and  
rep lacem ent rese rves) from  the  e ffective  gross  incom e yie lds  an  es tim a te  of ne t 
opera ting  incom e. 
 
Ra tes  and m ultip lie rs  a re  used  to  convert incom e in to  an  es tim a te  of m arke t va lue .  
These  include  incom e m ultip lie rs , overa ll cap ita liza tion  ra tes , and  d iscount ra tes .  Each 
of these  is  used  in  specific applica tions .  Ra tes  and  m ultip lie rs  a lso  vary be tween 
property types , a s  well a s  by loca tion , qua lity, condition , des ign , age , and  o the r factors .  
There fore , applica tion  of the  va rious  ra tes  and  m ultip lie rs  m us t be  based  on  a  thorough 
ana lys is  of the  m arket.   
 
Capita liza tion ana lys is  is  used  in  the  incom e approach m ode ls .  This  m ethodology 
involves  the  capita liza tion  of ne t opera ting incom e as  an  ind ica tion  of m arke t va lue  for 
a  specific property.  Capita liza tion  ra tes , both  overa ll (go ing-in) cap  ra tes  for the  d irect 
cap ita liza tion  m ethod and  te rm ina l cap  ra tes  for d iscounted  cash  flow ana lyses , can  be  
de rived  from  the  m arke t.  Sa les  of im proved  propertie s  from  which  actua l incom e and  
expense  da ta  a re  obta ined  provide  a  ve ry good indica tion  of wha t a  specific m arke t 
pa rticipant is  requiring  from  an  inves tm ent a t a  specific po in t in  tim e .  In  addition , 
overa ll cap ita liza tion  ra tes  can  be  de rived  from  the  built-up  m ethod (band-o f-
inves tm ent).  This  m ethod re la tes  to  sa tis fying  the  m arke t re turn requirem ents  of bo th 
the  debt and  equity pos itions  of a  rea l e s ta te  inves tm ent.  This  in form ation  is  ob ta ined  
from  rea l e s ta te  and  financia l publica tions . 
 
Rent loss  concess ions  a re  m ade  on  specific propertie s  with  vacancy problem s.  A ren t 
loss  concess ion  accounts  for the  im pact of los t ren ta l incom e while  the  build ing  is  
m oving  toward  s tab ilized  occupancy.  The  ren t loss  is  ca lcu la ted  by m ultip lying  the  
ren ta l ra te  by the  percent d iffe rence  of the  property’s  s tab ilized  occupancy and its  
actua l occupancy.  Build-out a llowances  (for firs t genera tion  space  or re trofit/second 
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genera tion  space  as  appropria te ) and  leas ing  expenses  a re  added  to  the  ren t loss  
e s tim a te .  The to ta l ad jus ted  loss  from  these  rea l p roperty opera tions  is  d iscounted 
us ing  an  acceptab le  risk ra te .  The d iscounted  va lue  (inclus ive  of ren t loss  due  to  
extraord ina ry vacancy, bu ild-out a llowances  and  leasing  com m iss ions) becom es  the  
ren t loss  concess ion  and  is  deducted  from  the  va lue  ind ica tion  of the  property a t 
s tab ilized  occupancy.  A varia tion  of th is  technique  a llows  tha t for every yea r tha t the  
property’s  actua l occupancy is  le ss  than  s tab ilized  occupancy a  ren t loss  deduction  
m ay be  es tim a ted. 
 
Incom e approach  is  se ldom  used  due  to  the  fact tha t sufficien t re liab le  da ta  is  no t 
ava ilab le  for applying  th is  m e thod to  com m ercia l p roperty in  Goliad  County, with  the  
exception  of m ote l, apa rtm ent, and  s torage  propertie s . 
 
Sa les  Com parison  (Marke t ) Approach 
 
Although a ll th ree  of the  approaches  to  va lue  a re  based  on  m arke t da ta , the  Sa les  
Com parison  Approach  is  m os t frequently re fe rred  to  as  the  Marke t Approach .  This  
approach  is  u tilized  not on ly for e s tim a ting  land  va lue  but a lso in  com paring  sa les  of 
s im ila rly im proved propertie s  to  each  parce l on the  appra isa l ro ll.  As previous ly 
d iscussed  in  the  Da ta  Collection /Valida tion section  of th is  report, pe rtinent da ta  from  
actua l sa les  of propertie s , bo th  vacant and  im proved , is  pursued  throughout the  yea r 
in  orde r to  obta in  re levant in form ation  tha t can  be  used  in  a ll a spects  of va lua tion.  
Sa les  of s im ila rly im proved  propertie s  can  provide  a  bas is  for the  deprecia tion  
schedules  and  loca l m odifie rs  in  the  Cos t Approach , ra tes  and  m ultip lie rs  used  in  the  
Incom e Approach , and  as  a  d irect com parison  in  the  Sales  Com parison  Approach .  
Im proved  sa les  a re  a lso  used  in  ra tio  s tud ies , which  a fford  the  appra ise r an  exce llent 
m eans  of judging  the  present leve l and  uniform ity of the  appra ised  va lues . 
 
Fina l Valua t ion  Schedules  
 
Based  on the  m arke t da ta  ana lys is  and review d iscussed  previous ly in  the  cos t, incom e 
and  sa les  approaches , the  cos t and  incom e m ode ls  a re  ca libra ted  and  fina lized .  The 
ca libra tion resu lts  a re  keyed to  the  schedules  and  m ode ls  on  the  PACS sys tem  for 
u tiliza tion  on  a ll com m ercia l p ropertie s  in  the  d is trict.  The  schedules  and  m ode ls  a re  
sum m arized  in  the  Appra isa l Manua l.  This  m anua l is  p rovided  to  appra ise rs  and  is  
m ade  ava ilable  to  the  public in  an  easy to  unders tand  form at. 
 
S ta t is t ica l and  Capita liza t ion  Ana lys is  
 
S ta tis tica l ana lys is  of fina l va lues  is  an essentia l com ponent of qua lity contro l.  This  
m ethodology represents  a  com parison  of the  fina l va lue  agains t the  s tandard  and  
provides  a  concise  m easurem ent of the  appra isa l pe rform ance .  S ta tis tica l 
com parisons  of m any d iffe ren t s tandards  a re  used  including  sa les  of s im ilar 
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propertie s , the  previous  yea r’s  appra ised va lue , audit tra ils , va lue  change ana lys is  and  
sa les  ra tio  analys is . 
 
Appra isa l s ta tis tics  of cen tra l tendency and d ispe rs ion  genera ted  from  sa les  ra tios  a re  
ava ilab le  for each  property type .  These  sum m ary s ta tis tics  including , bu t no t lim ited  
to , the  we ighted  m ean, s tandard  devia tion  and  coefficien t of d ispe rs ion , provide  the  
appra ise rs  an ana lytica l too l by which  to  de te rm ine  both  the  leve l and uniform ity of 
appra ised va lue  of a  pa rticu la r property type .  The leve l of appra ised  va lues  can  be  
de te rm ined  by the  we ighted  m ean for ind ividua l propertie s  with in  a  specific type , and  
a  com parison  of we ighted  m eans  can  re flect the  genera l level of appra ised  value .  
Review of the  s tandard  devia tion  and  the  coefficien t of va ria tion  can  d isce rn  appra isa l 
un iform ity with in  a  specific property type . 
 
The  appra ise rs  review every com m ercia l p roperty type  annua lly through the  sa les  ra tio  
ana lys is  process , a s  sa les  a re  availab le .  The  firs t phase  involves  ra tio  s tud ies  tha t 
com pare  the  recent sa les  prices  of propertie s  to  the  appra ised  va lues  of the  so ld 
propertie s .  This  se t o f ra tio  s tud ies  a ffords  the  appra ise r an  exce llen t m eans  of judging  
the  present leve l of appra ised  va lue  and uniform ity of the  appra ised  va lues .  The  
appra ise r m akes a  pre lim inary decis ion , based on  the  sa les  ra tio  s ta tis tics  and 
des igna ted  pa ram ete rs  for va lua tion  upda te , a s  to  whe ther the  va lue  leve l of a  
pa rticu la r property type  needs  to  be  upda ted  in  an  upcom ing reappra isa l, o r whe ther 
the  leve l of m arke t va lue  is  a t an  acceptab le  leve l. 
 
Po ten tia l g ross  ren t e s tim a tes , occupancy leve ls , secondary incom e, a llowable  
expenses  (inclus ive  of non-recoverable  and  rep lacem ent rese rves), ne t opera ting  
incom e and  capita liza tion  ra te  and  m ultip lie rs  a re  continuous ly reviewed u tilizing 
frequency d is tribu tion  m ethods  or o the r s ta tis tica l p rocedures  or m easures .  Incom e 
m ode l conclus ions  a re  com pared  to  actua l in form ation  obta ined  on  ind ividua l 
com m ercia l p ropertie s  during the  hea rings  process  as  we ll a s  in form ation  from  
published  sources  and  a rea  vendors . 
 
INDIVIDUAL VALUE REVIEW PROCEDURES 
 
Fie ld  Review  
 
The  da te  of la s t inspection , exten t of tha t in spection , and  the  appra ise r re spons ib le  a re 
lis ted  in  the  CAMA sys tem . If a  property owner d isputes  the  Dis trict’s  records  
concern ing  th is  da ta  in  a  pro tes t hea ring , CAMA m ay be  a lte red  based  on  the  outcom e 
of the  hea ring .  Typica lly, a  new fie ld  check is  then  reques ted  to  ve rify th is  evidence  
for the  curren t yea r’s  va lua tion  or for the  next yea r’s  va lua tion .  In  addition , if a  bu ild ing  
pe rm it is  filed  for a  pa rticu la r property ind ica ting  a  change  in  characte ris tics , tha t 
p roperty is  added  to  a  work file . Fina lly, even  though every property cannot be  
inspected  each  yea r, each  appra ise r typ ica lly des igna tes  ce rta in  segm ents  of the ir a rea  
of re spons ib ility to  conduct fie ld  checks . 
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Appra ise rs  a re  som ewhat lim ited  in  the  tim e  ava ilab le  to  fie ld  review a ll com m ercia l 
p ropertie s  of a  specific use  type .  However, a  m a jor e ffort is  m ade  by appra ise rs  to  fie ld  
review as  m any propertie s  a s  poss ib le  or econom ic a reas  experiencing  la rge  num bers  
of rem ode ls , renova tions , o r re trofits , changes  in  occupancy leve ls  or ren ta l ra tes , new 
leas ing  activity, new cons truction , or wide  va ria tions  in  sa le  prices .  Additiona lly, the  
appra ise rs  frequently fie ld  review subjective  da ta  item s  such  as  build ing  class , qua lity 
of cons truction  (known as  cos t m odifie rs ), condition , and  phys ica l, functiona l and  
econom ic obsolescence  factors  contribu ting  s ignificantly to  the  m arke t va lue  of the  
property.  In  som e cases  fie ld  reviews  a re  warran ted  when sharp  changes  in  occupancy 
or ren ta l ra te  leve ls  occur be tween build ing  classes  or be tween econom ic a reas .  With 
pre lim inary es tim a tes  of va lue  in  these  targe ted  a reas , the  appra ise rs  te s t com pute r 
a ss is ted  va lues  aga ins t the ir own appra isa l judgm ent.  While  in  the  fie ld , the  appra ise rs  
phys ica lly inspect sold  and  unsold propertie s  for com parability and cons is tency of 
va lues . 
 
Office  Review  
 
Office  reviews  a re  com ple ted  on  propertie s  no t subject to  fie ld  inspections . Office  
reviews a re  typ ica lly lim ited  by the  da ta  presented  in  fina l va lue  reports .  These  reports  
sum m arize  the  pe rtinent da ta  of each  property as  we ll a s  com paring  the  previous 
va lues  (two year va lue  h is tory) to  the  proposed  value  conclus ions  of the  va rious  
approaches  to  va lue .  These  reports  show proposed  pe rcentage  va lue  changes , incom e 
m ode l a ttribu tes  or overrides , econom ic factor (cos t overrides) and  specia l factors  
a ffecting  the  property va lua tion such  as  new cons truction  s ta tus , p rior yea r litiga tion 
and  a  three  yea rs  sa les  h is tory (USPAP property h is tory requirem ent for non-
res identia l p roperty).  The  appra ise r m ay review m ethodology for appropria teness  to  
asce rta in  tha t it was  com ple ted  in  accordance  with  USPAP or m ore  s tringent s ta tu tory 
and  d is trict po licies .  This  review is  pe rform ed a fte r pre lim inary ra tio  s ta tis tics  have  
been  applied .  If the  ra tio  s ta tis tics  a re  genera lly acceptab le  overa ll the  review process  
is  focused  prim arily on  loca ting  skewed resu lts  on  an  ind ividua l bas is .  Previous  va lues  
resu lting  from  pro tes t hea rings  a re  ind ividua lly reviewed to  de te rm ine  if the  va lue  
rem ains  appropria te  for the  curren t year based  on  m arke t conditions .  Each appra ise r’s 
review is  lim ited  to  propertie s  in  the ir a rea  of re spons ib ility by property type  
(im proved) or geographic a rea  (com m ercia l vacant land). 
 
Once  the  appra ise r is  sa tis fied  with  the  leve l and  uniform ity of va lue  for each  property 
with in  the ir a rea  of respons ib ility, the  es tim a tes  of va lue  go to  noticing .  Each  pa rce l is  
subjected  to  the  va lue  pa ram ete rs  appropria te  for its  use  type .  If one  of the  pa rce l’s  
com ponent va lues , land  va lue , im provem ent va lue  or to ta l va lue  exceeds the  
pe rm iss ib le  change  in  va lue  range  it “ fa ils  the  va lue  ed its .”   In  th is  case , the  pa rce l 
does  not sh ift to  no ticing , bu t it is  p laced  on  a  rework lis t.  There fore , a lthough the  
va lue  es tim a tes  are  de te rm ined  in  a  com pute rized  m ass  appra isa l environm ent, va lue  
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ed its  and  rework lis ts  enable  an  ind ividua l pa rce l review of va lue  anom alies  be fore  the  
es tim a te  of va lue  is  re leased  for no ticing . 
 
PERFORMANCE TESTS 
 
The  prim ary too l used  to  m easure  m ass  appra isa l perform ance is  the  ra tio  s tudy.  A 
ra tio  s tudy com pares  appra ised  va lues  to  m arke t va lues .  In  a  ra tio  s tudy, m arke t va lues  
(va lue  in  exchange) a re  typ ica lly represented  by sa les  prices  (i.e ., sa les  ra tio  s tudy).  
Independent, expert appra isa ls  m ay a lso  be  used  to  represent m arke t va lues  in  a  ra tio  
s tudy (i.e ., appra isa l ra tio  s tudy).  If the re  a re  not enough sa les  to  provide  necessa ry 
representa tiveness , independent appra isa ls  can  be  used  as  ind ica tors  for m arke t va lue .  
This  can be  pa rticu larly use fu l for com m ercia l, warehouse  or indus tria l rea l p roperty 
for which  sa les  a re  lim ited .  In  addition , appra isa l ra tio  s tudies  can be  used  for 
propertie s  s ta tu torily not appra ised  a t m arke t va lue , bu t re flect the  use -va lue  
requirem ent.  An exam ple  of th is  a re  m ulti-fam ily hous ing  pro jects  subject to  
subs id ized  ren t provis ions  or o the r governm enta l guarantees  as  provided  by 
leg is la tive  s ta tu tes  (affordable  hous ing) or agricu ltura l lands  to  be  appra ised  on the  
bas is  of productivity or use  value . 
 
The  Goliad  CAD has  adopted  the  policies  of the  IAAO STANDARD ON RATIO STUDIES, 
circa  J u ly, 2007, regard ing  its  ra tio  s tudy s tandards  and  practices .  Ra tio  s tud ies  
genera lly have  s ix bas ic s teps :  (1) de te rm ina tion  of the  purpose  and objectives , (2) 
da ta  co llection  and prepara tion , (3) com paring  appra isa l and  m arke t da ta , (4) 
s tra tifica tion , (5) s ta tis tica l analys is , and  (6) eva lua tion  and  applica tion  of the  resu lts . 
 
 
Sa les  Ra t io  S tudies  
 
Sa les  ra tio  s tud ies  a re  an  in tegra l pa rt o f e s tab lish ing  equitab le  and  accura te  m arke t 
va lue  es tim a tes , and  u ltim a te ly assessm ents  for th is  taxing  jurisd iction .  The  prim ary 
uses  of sa le  ra tio  s tud ies  include  the  de term ina tion  of a  need  for genera l reappra isa l; 
p rioritiza tion  of se lected  groups  of property types  for reappra isa l; identifica tion  of 
po ten tia l p roblem s with  appra isa l p rocedures ; a ss is tance  in  m arke t ana lyses; and  
ca libra tion  of m ode ls  used  to  de rive  appra ised  va lues  during  valua tion  or reappra isa l 
cycles .  However, these  s tud ies  cannot be  used  to  judge  the  accuracy of an  ind ividual 
property appra ised  va lue .  The  Goliad  County Appra isa l Review Board  m ay m ake  
ind ividua l va lue  ad jus tm ents  based  on  unequa l appra isa l (ra tio) pro tes t evidence  
subm itted  on  a  case -by-case  bas is  during  the  hea ring  process . 
 
Overa ll sa les  ra tios  a re  genera ted  by use  type  sem i-annua lly (or m ore  often  in  specific 
a reas ) to  a llow appra ise rs  to  review genera l m arke t trends  in  the ir a rea  of 
re spons ib ility.  The  appra ise rs  u tilize  the  PACS CAMA sys tem  to  eva lua te  subse ts  of 
da ta  by econom ic a rea  or a  specific and  unique  da ta  item .  In  m any cases , fie ld  checks 
m ay be  conducted  to  insure  the  ra tios  produced  a re  accura te  and  the  appra ised  values  
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u tilized  a re  based  on accura te  property da ta  characte ris tics .  These  ra tio  s tud ies  a id  the  
appra ise rs  by providing  an  ind ica tion  of m arke t activity by econom ic a rea  or changing  
m arke t conditions  (apprecia tion  or deprecia tion).   
 
 

BUSINESS PERSONAL PROPERTY VALUATION 
 
INTRODUCTION 
 
Appra isa l Respons ib ility 
 
There  a re  four d iffe ren t pe rsona l property types  appra ised  by the  Dis trict’s  pe rsona l 
property section :  Bus iness  Personal Property accounts ; Leased  Asse ts ; Vehicles ; and  
Multi-Loca tion  Asse ts .  A com m on se t o f da ta  characte ris tics  for each  pe rsonal 
property account in  Goliad  CAD is  co llected  in  the  fie ld  and da ta  en te red  in to  the  
d is trict’s  com pute r sys tem . 
 
VALUATION APPROACH 
 
Highes t  and  Bes t  Use  Ana lys is  
 
The  h ighes t and  bes t use  of property is  the  reasonable  and  probable  use  tha t supports  
the  h ighes t p resent va lue  as  of the  da ta  of the  appra isa l.  The  h ighes t and  bes t use  
m us t be  phys ica lly poss ib le , lega l, financia lly feas ib le , and  productive  to  its  m axim um .  
The  h ighes t and  bes t use  of pe rsona l property is  norm ally its  curren t use . 
 
DATA COLLECTION/ VALIDATION 
 
Da ta  Collect ion  Procedures  
 
Pe rsona l property da ta  co llection  procedures  a re  published  and  d is tribu ted  to  a ll 
appra ise rs  involved  in  the  appra isa l and  va lua tion  of pe rsona l property.  The  
appra isa l p rocedures  a re  reviewed and  revised  to  m ee t the  changing  requirem ents  of 
fie ld  da ta  co llection .   
 
SOURCES OF DATA 
 
Bus iness  Personal Property 
 
The  Dis trict’s  property characte ris tic da ta  was  orig ina lly rece ived  from  Goliad  County 
and  various  school d is trict records  in  1980, and  where  absent, co llected through a  
m ass ive  fie ld  da ta  co llection  e ffort coord ina ted  by the  d is trict over a  pe riod  of tim e .  
When reva lua tion  activitie s  pe rm it, d is trict appra ise rs  co llect new da ta  via  an  annua l 
fie ld  drive -out.  This  pro ject re su lts  in  the  d iscovery of new bus inesses  not revealed  
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th rough o the r sources .  Various  discovery publica tions  such  as  the  assum ed nam es, 
newspaper ads , ye llow pages  of the  te lephone  d irectory and  s ta te  sa les  tax lis tings  a re  
a lso  used to  d iscover pe rsona l property.  Tax assessors , city and  local newspapers , 
and  the  public often provide  the  d is trict inform ation  regard ing new persona l property 
and  o the r use fu l facts  re la ted  to  property va lua tion . 
 
Vehicles  
 
An outs ide  vendor provides  Goliad  CAD with  a  lis ting  of vehicles  with in  Goliad  County.  
The  vendor deve lops th is  lis ting  from  the  Texas  Departm ent of Transporta tion  (DOT) 
Title  and  Regis tra tion Divis ion  records .  Other sources  of da ta  include  property owner 
renditions  and  fie ld  inspections . 
 
Leased  and  Mult i-Loca t ion  Asse t s  
 
The  prim ary source  of leased  and  m ulti-loca tion  asse ts  is  the  property owner 
renditions  of property.  Other sources  of da ta  include  fie ld  inspections . 
 
 
 
VALUATION AND STATISTICAL ANALYSIS 
 
Cos t  Schedules  
 
Due  to  lack of viable  inform ation  with in  the  d is trict, the  appra isa l d is trict s ta ff re lies  
la rge ly upon the  Guide  issued  by the  Com ptro lle r of Public Accounts .  A loca l m odifie r 
is  developed  and  applied  to  the  Guide , where  applicable . 
 
S ta t is t ica l Ana lys is  
 
Sum m ary s ta tis tics  including , bu t no t lim ited  to , the  m edian , weighted  m ean, and  
s tandard  devia tion  provide  the  appra isers  an  ana lytica l too l by which  to  de te rm ine  
both  the  leve l and  uniform ity.  
 
Deprecia t ion  Schedule  and  Trending  Factors  
 
Bus iness  Personal Property 
 
Goliad  CAD’s  prim ary approach  to  the  va lua tion  of bus iness  pe rsona l property is  the  
review of renditions  and , where  renditions  appear to  be  inconsis ten t with  obse rva tion  
upon phys ica l inspection , the  S ta te  Property Tax Divis ion  pricing  schedules  a re  used. 
 
 
 



 
 

30 
 

Vehicles  
 
Va lue  es tim a tes  for vehicles  are  provided  by an  outs ide  vendor and  a re  based  on  NADA 
published  book va lues .  An appra ise r us ing  published  guides  va lues  vehicles  tha t a re  
not va lued  by the  vendor. 
 
Leased  and  Mult i-Loca t ion  Asse t s  
 
Leased  and  m ulti-loca tion  asse ts  a re  va lued  us ing  the  published pricing  guides .  If the  
asse t to  be  va lued  in  th is  ca tegory is  a  vehicle , the  NADA published  book va lues  a re  
used .  An appra ise r us ing  published  guides  values  asse ts  tha t a re  not va lued  by the  
vendor. 
 
 
INDIVIDUAL VALUE REVIEW PROCEDURES 
 
Office  Review  
 
Bus iness  Personal Property 
 
Property owner renditions , accounts  with  fie ld  or o the r da ta  changes , accounts  with 
prior hea rings , new accounts , and  SIC cos t tab le  changes  a re  a ll cons ide red .   
 
Vehicles  
 
A vehicle  m as te r file  is  rece ived in  paper form  or on  a  CD from  an  outs ide  vendor and 
vehicles  in  the  d is trict’s  sys tem  to  curren t DOT records .  The vehicles  rem ain ing  a fter 
the  m atching  process  a re  sorted by owner nam e. These  vehicles  a re  then m atched  to  
exis ting  accounts  and  new accounts  a re  crea ted  as  needed .  Vehicles  tha t a re  not 
va lued  by the  vendor a re  va lued  by an  appra ise r or published  guides . 
 
 
Leased  and  Mult i-Loca t ion  Asse t s  
 
Leas ing  and  m ulti-loca tion  accounts , rendered  by ha rd  copy, a re  e ithe r da ta  en te red 
by the  appra ise rs  or CAD appra isa l support s ta ff 
 
Afte r m a tching  and  da ta  en try, reports  a re  genera ted  and  reviewed by an  appra iser.  
Once  proofed , the  report is  then  m ailed  to  the  property owner for review via  Notices  
of Va lue  in  May of each  yea r. 
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PERFORMANCE TESTS 
 
Ra t io  S tudies  
 
Bus iness  Personal Property is  no t subject to  the  Property Tax Divis ion’s  annua l PVS 
review; the re fore  loca l te s ting  is  no t done  a t th is  tim e . 
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GOLIAD COUNTY APPRAISAL DISTRICT STAFF 
 
NAME     TITLE          TDLR 
NUMBER 
 
Troy Draper, RPA            Chie f Appra ise r         #67954 
 
Rita  S te rnade l, RPA  Ass t. Chie f Appra ise r                  #74220 
 
Mary J ane  Garcia , RPA  Appra ise r          #73169 
 
Yesania  Trevino   Exem ptions  Specia lis t   N/A 
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