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Identification of Subject: The property subject to this report is all real property and
tangible personal property, unless specifically exempted, located within the boundaries of
the Chambers County Appraisal District, hereinafter referred to as “CCAD” or “District”.

Effective Date of Appraisal: The effective date of this mass appraisal is January 1,
2018, unless otherwise specified as in the case of some inventories, which may qualify
for appraisal as of September 1 in accordance with Section 23.12, Texas Property Tax
Code.

Purpose and Intended Use of Appraisal: The purpose of this mass appraisal is to
estimate the market value of all taxable property in an equitable and efficient manner for
ad valorem tax purposes in accordance with the laws of the State of Texas.

Administrative Requirements: This mass appraisal is conducted in accordance with the
reappraisal policy of CCAD and the methods and procedures described in the appraisal
manual of the District. Furthermore, the District subscribes to the standards of The
Appraisal Foundation known as the Uniform Standards of Professional Appraisal
Practices.

LEGAL REQUIREMENTS

The Texas Constitution contains the laws that form the foundation for the Texas Property
Tax Code. The Tax Code provides an annotated and cross-referenced version of the tax
laws that govern property tax administration in Texas. The provisions contained in the
Texas Constitution, the Texas Property Tax Code, related case law, and Attorney
General’s opinions, serve as the primary sources of law that govern the activities of the
CCAD. Further, in Texas, ad valorem tax administration is subject to all state, county,
and municipal laws.

REAPPRAISAL

CCAD currently conducts annual reappraisals. All four independent school districts in
the District are reappraised on at most a two year cycle. The revaluation process includes
the physical inspection of properties and the updating of all necessary information on the
properties. In addition, CCAD appraisers inspect all new construction each year.

APPRAISAL RESOURCES

The CCAD staff consists of the Chief Appraiser, Assistant Chief Appraiser, Assistant
Chief Administrator, 5 appraisers, 1 deed manager, 1 map specialist, and 1 bookkeeper.
CCAD currently employs 4 registered professional appraisers. At this time CCAD does



not provide collection services; however, the CAD does provide technical support to the
taxing units it serves.

CCAD appraisers are actively involved in the discovery, listing, and appraisal of all types
of property. Properties are grouped by location, type, use, quality, and a variety of other
quantitative data elements. A common set of data characteristics on each specific type of
property is observed, listed, and collected during field inspections. Each appraiser is
trained in the use of the Chambers County Appraisal District’s appraisal manual,
appraisal techniques, and methodology in the use of this information.

COMPUTER RESOURCES

Data is collected and is entered into laptops in the field. The appraisal records are
maintained on a Dell Server. The primary storage media: data base servers. The District
also employs the CD-ROM storage media on some projects. The CCAD appraisal
software is a CAMA system (computer assisted mass appraisal). This system contains
cost and depreciation schedules that utilize common data elements to assist in creating
base values.

CCAD contracts with Pritchard and Abbott, Inc. for appraisal administration software.
CCAD employs the use of a server based computer network with personal computers to
form the CAD computer system. Further, the entire CCAD database is available to the
public via the internet at www.chamberscad.org. This service provides instant access to
individual property information including homestead, ownership, address, and some
related appraisal data. This information includes square footage of living area, land size,
age, construction type, and a variety of other useful information.

MAPPING RESOURCES

CCAD maintains parcel data and maps for all of Chambers County. All files are stored
on a server and Microstation is currently the operating software. The District uses Aerial
Imagery provided by Google Earth. Imaging software (Google Earth) is available on all
desktops. Appraisers and other staff members can perform virtual property inspections or
reviews. The software’s capability allows us to locate, identify and better understand
taxable properties in our jurisdictions.

INFORMATION SOURCES

CCAD appraisal staff and administration collect data on local and regional economic
forces that my affect value. Locational forces are carefully observed as we find location
to be the most significant factor in determining the market value of property in our
geographic area. General trends in employment, interest rates, availability of vacant land,
and new construction trends are closely monitored. CCAD obtains information from

local realtors, mail surveys, brokers, appraisers, and a variety of other sources, such as
Marshall & Swift.



THE DATABASE

The CCAD database was constructed from property data obtained originally for
Chambers County in 1981. Data received was on-site field-inspected and revised to
create the foundation for our current database. Since the inception of the CCAD, this
data-base had been continually updated to recognize the current status of the property
records. A variety of programs designed to discover changes that may occur to data
elements are maintained. Property inspections or drive-outs occur as the result of
information gathered during various forms of analysis. Building permits, field review,
renditions, reports of value, local news publications, tax offices, and the public are but a
few of the sources of information considered by staff analysts during discovery phase of
the appraisal process. Information from building permits is compiled from local taxing
units, sorted, and keypunched into our computer-assisted building permit system.

Data collection in the field requires preparation of maps, computer-generated appraisal
cards, and coordination of staff. Properties are grouped by type, location, and
neighborhood prior to the start of the fieldwork. Texas Property Tax Assistance Division
(PTAD) property types include Residential, Multi-Family, Commercial, Industrial, Farm
and Ranch, Vacant Land and Acreage, Oil, Gas and Mineral, Utilities, Business Personal
Property, and other Special Inventory types.

Properties are also grouped by location within each of our four school districts. Within
each school district are neighborhoods, defined by the IAAO as the environment of a
subject property that has a direct and immediate effect on value. The neighborhood
concept is used in the grouping of all taxable property located in CCAD with the
exception of some special use properties.

APPROACHES TO VALUE

Value occurs in many different forms. Numerous and varied forces and influences
combine to create, sustain, or destroy value. The appraiser must define the type of value
sought in order to compile and analyze all relevant data, giving due consideration to all
factors which may influence value. The appraisal is simply an opinion of value and the
accuracy and validity of the opinion can be measured against the supporting evidence
from which it was derived along with its accuracy against the actual behavior of the
market. An appraiser must adequately and fully obtain, document, and then interpret the
evidence into a final estimate of value.

Appraising real property is an exercise in reasoning. It is a discipline and, like any
discipline, it is founded on fundamental economic and social principles. From these
principles evolve certain premises which, when applied to the valuation of property, serve
to explain the reaction of the market. This section concerns itself with those concepts and
principles basic to the property valuation process. One cannot overstate the necessity of
having a workable understanding of them.



The processing of data into a conclusion of value generally takes the form of three
recognized approaches to value: the Cost, Market, and Income Approaches to Value.
Underlying each approach is the principle that the justifiable price of a property is no
more that the cost of acquiring and/or reproducing an equally desirable substitute
property. The use of one or all three approaches in the valuation of a property is
determined by the quantity, quality, and accuracy of the data available to the appraiser.

The Cost Approach to Value

The Cost Approach to Value is an appraisal analysis that is based on the economic
principle of substitution that suggests that an informed purchaser would not pay more for
a property that the cost of reproducing a substitute property with the same utility. The
Cost Approach involves estimating the cost of the improvements new less all forms of
depreciation (physical, functional, economic) plus the value of the site. If an
improvement has no accrued depreciation, then and only then is cost equal to value.

Steps in the Cost Approach include:

Estimate the value of the site as if vacant.

Estimate reproduction or replacement cost new of the improvements.
Estimate accrued depreciation.

Deduct the accrued depreciation from the reproduction (or replacement)
cost new to obtain an estimate of the present worth of the improvements.
5. Add the present worth to the site value to obtain the indicated value. The
significance of the Cost Approach lies in its extent of application — it is the
one approach that can be used on all types of properties. The cost
approach is a starting point for appraisers and therefore a very effective
“yardstick” in any equalization program for ad valorem taxes. Its widest
application is in the appraisal of properties where the lack of adequate
market and income data preclude the reasonable application of the other
two approaches to value.

el e

Reproduction Cost — is the cost to construct an exact duplicate at current
prices.

Replacement Cost — is the cost to construct a building of equal utility to
the building being appraised but with modern materials and according to
current standards.

The Market Approach to Value

The Market Approach to Value is an appraisal analysis that involves the compiling of
sales and offerings of properties that are comparable to the property being appraised. The
sales and listings are then adjusted for differences and a value range obtained. The
Market Approach is reliable to the extent that the properties are comparable and the
appraiser’s judgment of property adjustments are sound. The procedure for utilizing this



approach is essentially the same for all types of property with the only difference being
the elements of comparison.

The significance of the Market Approach lies in its ability to produce estimates of value
that directly reflect the attitude of the market. Application is contingent upon the
availability of comparable sales, and therefore finds its widest range in the appraisal of
vacant land and residential properties.

The Income Approach to Value

The Income Approach to Value is an appraisal technique that measures the present worth
of the future benefits of a property by capitalization of the net income stream over the
remaining economic life of the property.

The Income Approach involves making an estimate of “effective gross income”

which is derived by deducting vacancy and collection losses from the estimated economic
rent, as evidenced by comparable properties. Operating expenses, taxes and insurance,
and reserves for replacements are deducted from the effective gross income. The
resultant net income is capitalized into an indication of value. The Income Approach
obviously has its basic application in the appraisal of properties universally bought and
sold for their ability to generate and maintain an income stream. The effectiveness of the
approach lies in the appraiser’s ability to relate to the changing economic environment
and to analyze income yields in terms of their relative quality and durability.

In theory, the market value of a property should be equal to the present value of its future
income. The simplest capitalization formula is V=I/R (present value of the property =
annual net income expected in the future divided by the rate [interest, risk, or discount
rates]). For an asset that declines in value over time, the appropriate capitalization
formula is V= (I/R) [1-1/ (I + R) N] where N equals the number of years that the asset
will be in use. The resultant capitalization rate is the hoped for or expected rate of return.
It is the rate necessary to attract capital to the investment.

Section 23.012 of the Texas Property Tax Code (effective January 1, 2004) requires the
Chief Appraiser, when using the income approach, to:

1. Analyze available comparable rental data or the potential earnings
capacity of the property, or both, to estimate the gross income potential
of the property;

2. Analyze available comparable operating expense data to estimate the
operating expenses of the property;

3. Analyze available comparable data to estimate rates of capitalization or
rates of discount; and

4, Base projections of future rent or income potential and expenses on
reasonably clear and appropriate evidence.

5. In developing income and expense statements and cash-flow projections,

the Chief Appraiser shall consider: (1) historical information and trends; (2)



current supply and demand factors affecting those trends; and
(3) anticipated events such as competition from other similar properties
under construction.

VALUATION PROCESS

All taxable properties in the district are valued by the aforementioned cost schedule using a
comparative unit method. All Chambers CAD schedules were developed in house and are
periodically modified to reflect the current market. The cost schedules are tested against
commonly accepted sources of building cost information, such as Marshall & Swift, to determine
accuracy. Cost estimates are also compared to analysis of the local market to determine level of
appraisal.

RESIDENTIAL MARKET ANALYSIS

Market analysis is performed throughout the year. Both general and specific data are
collected and analyzed. There are a number of economic principles that relate to the
market value of property. The principle of supply and demand is an important economic
principle that must be considered by appraisers. There are a number of others including
economic trends, national, regional, and local trends that affect the value of properties
located in our various tax jurisdictions. An awareness of physical, economic,
governmental, and social forces is essential in understanding, analyzing, and identifying
local trends that affect the real estate market.

DATA COLLECTION

Field and office procedures are reviewed and revised as required for data collection. Activities
scheduled for each tax year include new construction, demolition, remodeling, re-inspection of
problematic market areas, and re-inspection of the universe of properties on a two-year rotation.
The International Association of Assessing Officer’s standard on mass appraisal of real property
specifies that the universe of properties should be re-inspected on a cycle of 4-6 years.

New construction field and office review procedures are identified and revised as required. Field
production standards are established and procedures for monitoring tested. Source of building
permits is confirmed and system input procedures are identified. Process of verifying demolition
of improvements is specified. Market areas with extensive improvement remodeling are
identified, verified and field activities scheduled to updated property characteristic data. Updates
to valuation procedures are tested with ratio studies before finalized in the valuation modeling.

Real property market areas, by property classification, are tested for: low or high protest
volumes; low or high sales ratios; or high coefficient of dispersion. Market areas that fail any or
all these tests are determined to be problematic. Field reviews are scheduled to verify and/or
correct property characteristic data. Additional sales data is researched and verified. Sales
information must be verified and property characteristic data contemporaneous with the date of
sale captured. The sales ratio tools require that the property that sold must equal the property
appraised in order that statistical analysis results will be valid.






