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This document is a general annual overview of key areas of District Operations for the 2021 year and is intended to
provide information for consumption to the property owners, taxing jurisdictions, and public.

The Guadalupe Appraisal District Mission
The statutory assigned tasks of appraising property at market value, outlined in § 23.01 of the Texas Tax Code,
as well as compliance with generally accepted appraisal standards, procedures, and methodology, including
compliance with standards, procedures, and methodology prescribed by any appraisal manuals required by law
to be prepared and issued by the comptroller, in §5.102, and compliance with equal and uniform taxation are
the focus of the Guadalupe Appraisal District. In conjunction with the aforementioned tasks and priorities, the
mission of the Guadalupe Appraisal District is to achieve equalization among all classes of property by
maintaining the highest standards in appraisal practices and law, guided by the goals of providing quality
service to the public, developing high-performance employees and by creation of automated programs to
expedite work flow, all oriented toward the highest ethical standards and transparency relative to professional
appraisal practices.

With this, the Guadalupe Appraisal District staff retains the essential understanding that the property owners
and taxing units of the District are clientele that deserve superior customer service, equity and accuracy in
appraisals, and operational transparency. We commit ourselves to providing Service, Equity, Accuracy, and
Transparency (S.E.A.T.) to our clientele and industry constituents.
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District Funding Analysis
The Guadalupe Appraisal District appraises property for the parcels located within the boundaries of Guadalupe
County. The District serves twenty-seven (27) taxing jurisdictions.

Chart A depicts the prorata funding

allocation for the Guadalupe Appraisal District based on the 2021 budget, sorted by largest funding amounts.
The top three contributors to the Guadalupe Appraisal District budget for the 2021 year continue to be SchertzCibolo-UC ISD, Seguin ISD and Guadalupe Count, respectively. Five (5) new taxing jurisdictions have been
added for the 2021 appraisal year: City of Universal City, Lake Dunlap WCID, Lake McQueeney WCID #1, Lake
Placid WCID #1, and Lone Oak Farm MUD.

CHART A
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Total Number of Parcels/Total Value/Types of Property/Use of Property:
For the 2021 appraisal year, the Guadalupe Appraisal District provided mass appraisals for 95,731 parcels. This
reflects a 2.9% increase (2,727 parcels) from the previous year. The 2021 estimated preliminary market value
for the related property appraised ranges between $21,474,000,000 (rounded) and $21,935,000,000
(rounded). Net taxable value increased an estimated 7% (average) when new taxable value for 2021 is
excluded. New taxable value estimates increased by an average of 10.5% from the previous year adjusted
certified total of $509,000,000 (rounded). The preliminary market value estimates by category are outlined
below in Chart B.
CHART B

As observed in the chart above, the major property use in Guadalupe County continues to be residential in
nature, either in the form of traditional single family residential subdivisions, multi-family development or rural
residential living. These three categories of property account for nearly 63% of the overall market value within
the county. The health of the residential housing market continues to play a significant role in the annual
funding of local taxing jurisdictions. During the previous 12-month period, average appraised values of
homesteaded residences within the county increased by approximately 4%. This figure fluctuates depending on
the area of the county a home is located in. The most western portion of the county continues historically
observed trends upward. With that, areas once considered more rural have begun to experience increased
development, as investors search for lower land costs. This dynamic has fueled increased development activity
within the boundaries of Marion ISD and rural stretches along FM 1044 and north of Seguin along State
Highway 123.
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The District continues to see an increase in the associated market value, related to Commercial and Industrial
classifications (F1/F2/L1). Increases seen among properties within Industrial property classifications can be
attributed, in part, to changes in the market associated with delivery of goods. The need for major retail
distributors to have warehouse space strategically located along major thoroughfares has spurned new
development in the Tri-County area which borders Comal County. Additionally, the continued aggressive efforts
of local municipal economic development committees and continued friendly business policies, both locally and
state-wide, has played a major role. To this point, new development among the commercial and industrial
sectors accounted for 20% of all new development.
The oil and gas categories and related parcels are found generally in the Seguin ISD, La Vernia ISD, Prairie Lea
ISD, as well as in the Luling ISD. The latter two referenced school districts, located in the far eastern edge of
Guadalupe County, have higher concentrations of oil and gas reserves than other school districts in the County.
Values associated with oil & gas in Guadalupe County has been trending downward during the previous 36month period. Preliminary estimates for 2021 continue this latest trend with an approximate reduction in
market value of 50% or more within those ISDs mentioned above. Value declines observed within oil and gas
are, more than likely, attributed to market saturation caused by increases in production. The entities in these
areas are in overlapping jurisdictions with some of the value for these entities residing across the Guadalupe
County line, and thus are not reliant on just the values associated with Guadalupe County for funding purposes.
CHART C
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Exemption Data
The population of Guadalupe County has increased to the count of 131,533 as reported in the last official U.S.
Census in 2010. The current population estimate for Guadalupe County is 166,847, according to the website of
www.census.gov, with continued positive movement anticipated.

There continues to be an increase in the

exemption type availability and the associated number of exemptions for the entire appraisal roll across all
category types, with the total dollar amount in exemptions for Guadalupe County increasing approximately
9.3% between 2020 and 2021. These results continue to be the trend when there is majority consent of the
governed; regarding constitutional amendments coupled with enabling legislation and introduced legislation in
favor of the addition of exemptions for certain qualifying property owners. What becomes evident in review of
Chart D is the increase in exemptions attributed to the county’s disabled veteran community. The proximity to
military bases in neighboring Bexar County has had a positive impact on veterans choosing to locate within
Guadalupe County.
CHART D
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Ratio Study Analysis/Schedule Calibration
Land- (Rural) The rural land valuation process for the 2021 appraisal year was performed by an analysis of the
rural land market by rural land neighborhood (geographic regions grouped together for their similarities in
geographic location). Continual evaluation of market data, may dictate a change in the geographic boundaries
of the rural land market areas to either a different rural land schedule or a commercial land schedule, defined as
Geo-Reconstruction.

Properties that are commercial in nature, located on major thoroughfares or have

river/lake front amenities were excluded from the analysis on rural land, as there is a separate schedule
calibration performed by the Waterfront Appraisers and the Commercial Appraisers for properties with these
previously stated amenities. The base rural land schedules were recalibrated again this year to re-establish and
standardize the base price per acre for each size of property and each rural land neighborhood. This
standardization was achieved by developing a single land schedule, utilizing linear regression analysis to
develop a trend line that represented an average market for the entire county.

This county wide trend

line/schedule was then compared to the market data from each individual rural neighborhood/defined market
area. The trend line/schedule, representing the base county wide average, was then adjusted to best represent
the individual market in each rural neighborhood/defined market area through this comparison. For 2021, there
was no major reconstruction effort of previously defined rural neighborhoods or defined market areas. The
research and analysis of rural land for the district for the 2021 year can be found within the 2021 Mass
Appraisal Report. For 2021, dependent largely on location and size of property, observed changes from the prior
year ranged between 0% and +47%. When comparing county-wide 2020 land sales to 2019 land sales, the
median size of tracts sold increased by 26% to 10 acres with the average price per acre increasing 19%.

ResidentialThe number of confirmed market sales used during the calibration phase for the 2021 year totaled 1,837. This
would indicate strong market conditions when compared to the historical mean and median observations of
1,352 and 1,198, respectively. The confirmation process is highly dependent upon volume of market activity
each year. Residential calibration processes impact most properties in the District.

With calibration efforts

performed by Residential Analysts for the 2021 year, the median level of appraisal of residential property (A)
was 1.0013. In addition, a time adjustment analysis was performed for the January 1, 2021 appraisal date,
which confirmed an approximate sales-based time adjustment factor of .75% per month (9% per year). Again,
with the statistical analysis of residential properties, waterfront properties were initially excluded from the first
phase of base residential schedule analysis, as waterfront properties are not representative of the benchmark
property in Guadalupe County.
waterfront properties

Therefore, these were excluded in the first phase analysis; however, the

were included in the appropriate neighborhood analysis during the secondary

neighborhood calibration phase. Chart E shows the trend in count of residential sales confirmed by the District.
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Chart E

Appeal Data:
For the January 1, 2021 appraisal date, the Guadalupe Appraisal District sent notice on 76,785 parcels, which
accounts for approximately 88% of the appraisal roll.

Noticed Property Type

2016

2017

2018

2019

2020

2021

Real Property
Business Personal Property
Manufactured Homes
Minerals/ Industrial BPP
TOTAL

62,012
3,568
2,051
3,114
70,745

62,990
3,419
1,879
4,086
72,374

66,575
4,614
1,693
4,361
77,243

66,367
4,731
1,407
4,127
76,632

67,843
4,121
591
4,230
76,785

76,392
3,532
767
3,286
83,977

Chart F provides a visual of the continued stable upward trend in the number of notices the appraisal district is
required to mail annually. The upward trend can be attributed to several factors: increasing values, new
development, and new requirements of the tax code. As it relates to notice generation, GAD Board of Directors’
passed a resolution that limited the notice mailing requirement, as a local option outlined in §6 of the Texas Tax
Code.

This local option took the form of a resolution setting policy that the District would send notices of

appraised value to those property owners that had a $1,000 or more increase in value from the prior year.
When atypical events occur, such as the Lake Dunlap spillgate failure in May 2019, which negatively impacted
the market value of affected properties; the appraisal district has chosen to mail notices regardless of value
change. The creation of water improvement and control districts for Lake Dunlap, Lake McQueeney and Lake
Placid has had a positive impact on sales activity and prices paid. The positive change of market conditions
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observed within these areas prompted the waterfront staff to remove previously applied negative economic
factors during the 2021 reappraisal process.
CHART F

As it relates to annual appeal submissions (Chart G-2), District appraisal staff have received an appeal
submission rate between 18% to 20% during the previous 5 years. The ability for property owners to appeal
using the appraisal district’s online portal was essential during the 2020 appeal period. The emergence of
COVID-19 impacted the District’s ability to hold in-person informal hearings, as had been the normal protocol.
Use of the online portal nearly tripled from previous years (Chart G-1). For 2021, informal hearings will again be
held remotely through either the online portal, scheduled telephone conferences, or via email correspondence.
Limited activity within the office was considered the best approach to ensure, like 2020, we can reach our
requirement for a timely certification. As is our procedure, each protest received by the District will be
scheduled for an informal hearing via telephone conference or email correspondence. Property owners will have
an opportunity to submit documentation supporting their reason(s) for appeal and opinion of value. At the
conclusion of the informal process, property owners have the option to accept the value conclusion, settling the
appeal, or proceed to a formal hearing with the ARB. Like 2020, our choice to limit public foot traffic within our
lobby and office will ensure we are able to provide adequate spacing within our ARB hearing room for those
individuals choosing to attend their formal hearing in-person. To ensure compliance with the Open Meetings Act,
remote options for the public to view the ARB hearings is still made available through the implementation of
online broadcasting Zoom.com webinars & meetings.
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Most protests filed are resolved at the informal hearing level. In the previous 5-year period, district appraisal
staff have resolved between 84% to 94% of all submitted protests. The percentage of resolved appeals during
this period is observed to be trending downward, which could result in increased annual ARB costs.
Chart G-1

Chart G-2
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New Construction/New Improvement Value:
The new improvement value in the District comes from various category types which include residential,
multifamily, manufactured homes, real commercial, real industrial and industrial business personal property.
New market value includes mostly new structures, or “improvements” to the land.

From a data collection

standpoint, if there was a structure not on the appraisal roll in the previous year, when the structure is added to
the current year, the value added is noted as new to assist with effective rate calculations.

Preliminary

estimates of new market value, across all categories of properties, increased by nearly 9% for 2021, when
compared to 2020 adjusted certified totals. New value does not always result in an equal amount of taxable
value due to exemption discounts available to property owners. Chart H provides a historical visual of the
differences observed during the past 10 years when comparing new market value to new taxable value.
Included in these figures are expiring abatements granted to property owners by varying taxing jurisdictions, as
well as the 100% tax exemption offered to qualifying disabled veterans. Forecasting for the next 10-year period
would present a new value estimate of approximately $900 million, which would be close to a 20-year period for
the doubling of new value in the District.
CHART H
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Subdivision Platting Process:
Historically, there has been a cyclical rise and fall in recorded subdivisions and number of lots in Guadalupe
County during the recorded timeframe of 2011-2021.

The 2,264 lots developed within newly platted

subdivisions is well above the 10-year mean and median observations of 1,508 and 1,173, respectively. The
alternating aspect between one year to the next observed within the chart below (Chart I) is not to be viewed
as a loss of demand, but rather an absorption period of existing lots before market demand requires the
development of new lots. A note of interest, observed within lot development between 2020 and 2021, was the
limited reduction year over year. In the two cycles prior to the current, 2016-2017 & 2018-2019, the reduction
between years was approx. 53% on average. Year over year, 2020-2021, we observed only a 9.5% reduction in
number of lots developed. One explanation for this deviation from recent historical norms may be the current
lack of supply of home listings. Industry analysts have estimated the current inventory of homes, listed for sale,
is at an all-time low of 1.5 months. The level of supply that is considered to reflect a market in balance is six
months. Moving forward, strong demand is expected to continue as population rates continue to increase as a
result of favorable state and local economic conditions.
CHART I
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Overall District Value Comparison
From an overall market value perspective, Guadalupe County continues to grow and expand at an average
annual rate of 6.97% when comparing values over the past 10-year period. The strength of the market was
evident by a realized year-over-year increase of 6.7%, between 2020 and 2021, despite uncertainty injected
into state and national markets from the pandemic. The waterfront markets along the Guadalupe River
rebounded as well during 2021, leading to the determination by appraisal staff to remove the negative
economic obsolescence factors applied during the previous appraisal year. Sales activity and overall prices paid
both increased in 2020 when compared to 2019 sales activity. The charts provided below (J, K) were part of an
appeal by the District of the preliminary results of the 2020 Property Value Study (PVS) conducted by the state.
The first (Chart J) highlights the historical sales activity among waterfront properties; the number of confirmed
sales, the observed average sale price per waterfront foot, and year over year change rate (%). One can clearly
observe declines in activity and prices being paid when comparing 2019 observation periods to others.
Additionally, one can see the reaction among buyers & sellers as positive developments occurred (i.e., creation
of WCIDs, agreements to settled litigation, etc.) in late 2019 and into 2020.
Chart J
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The plotting of sales activity during the same historical period (2017-2020) provided a visual of the initial
impact and subsequent rebounding of waterfront sales. Two distinct trendlines can be tracked during this fouryear period. The first trendline is prior to the Lake Dunlap spillgate failure where property values were
increasing at annual rate ranging between 15-20%. The period in which an obvious break occurs is identified by
the red circle and begins within the sales sample around day 600 (looking backward from 01/21/2021). As
noted in the chart, the spillgate failure occurs on day 587 (looking backward from 01/21/2021). The second
trendline begins to take shape very early 2020. This trendline provides support of increasing market values at a
rate of that ranges between 9-17%.
Chart K
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The stable growth pattern observed in Chart L is expected to continue based on strong demand for residential
housing which spurs new businesses to enter the market and existing business owners to expand their
operations to meet the needs of an increasing population. Projecting forward, use of a linear trendline provides
the following market value estimates at 3-, 5-, and 10-year intervals:


2024 - $24,209,350,000



2026 - $26,350,400,000



2030 - $29,136,852,038
CHART L
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Legislative Changes:
The 87th Legislative session is currently underway at the posting of this report. Many bills have been filed by our
state senators and house representatives to date. Topics that appear to have the most support and impact
appraisal districts include improvements to the open meetings act, as it relates to virtual meetings, imposing
term limits for those serving on an appraisal district’s board of directors, and the pace at which exemption
denials are processed through the appeals.
As for new legislative requirements the District will be implementing in 2021, SB 2 of the 86 th Legislative
Session requires that we maintain a new Truth in Taxation website https://guadalupe.truthintaxation.com. This
requirement was implemented in a staggered basis based on population of the county the district was located
in. The new website will provide taxpayers essentially a “one-stop shop” type resource, as it relates to the tax
rate adoption process. Each taxpayer can search their account by the same property identification number we
use within our database. Once the taxpayer has located their account, they can view how the various tax rates
being proposed (no-new revenue rate, proposed rate, voter approval rate, and adopted rate) by their taxing
could potentially impact their annual property tax liability. Additionally, taxing unit personnel will be required to
upload numerous documents required by law for review. Scheduled hearings or meetings relating to tax rates
will be available to taxpayers too. A feedback option also available for submitting comments to their specific
taxing unit contact. As part of this new requirement, the District will be mailing a postcard sized notice
informing the taxpayer of this new resources. The deadline for mailing this new postcard notice is August 7 th of
each given year.
As is always a concern for appraisal districts, the topic of rising costs associated with new unfunded legislative
requirements has been discussed amongst industry peers. Striking a balance between the benefit of new
legislative requirements while limiting the strain to annual budgets of smaller districts is a difficult task. As an
example, an additional annual cost of approximately $11,500 was required to fund the various new
requirements of the 86th Legislative Session.
External Reviews-M.A.P.S. & P.V.S.-State Comptroller of Public Accounts
The Property Tax Assistance Division of the State Comptroller’s office released their preliminary results for the
appraisal districts that were part of the property value study for 2020. The Guadalupe Appraisal District was one
of the districts tested in 2020. The preliminary results indicated our local values for six of the seven
independent school districts (ISD) tested fell within the required 5% confidence interval. The one ISD, Seguin
ISD, which fell outside the confidence interval was appealed following a review of the appraisal work files of the
state reviewer. The results of the appeal are unknown as of the posting of this report, but expectations are we
will receive an outcome in the District’s favor. As many differences observed between the state’s appraisal
values and the District’s centered on waterfront properties (impacted in 2020 by spillgate failure) and income
parameters used in appraising commercial property. The commercial market within the Seguin ISD can be
challenging for those using income performance data from third-party resources, like CoStar, that more closely
reflect the San Antonio market area. This data is useful for west end markets in Schertz, Cibolo, and Selma, but
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can overstate the market value potential when used on Seguin area properties. The benefit of building a
database of locally obtained performance data will prove helpful in our appeal with the state. The preliminary
results of the 2020 P.V.S. review is currently available online at the Texas Comptroller of Public Accounts
website, which can be accessed through a link on GAD’s website.
Additionally, the District has recently completed the preliminary review of our second of two biennially methods
of testing appraisal districts, M.A.P.S. Whereas the P.V.S. rates the accuracy of the District’s appraisals in
comparison to 100% market value, the M.A.P.S. review looks at the methodology, procedures, and policies
applicable to determine the associated values in the District. All correspondence to date with the reviewer points
toward a successful result. District staff initially answered 83 total questions before being granted a Limited
Scope Review which removed some 20+ questions. Preliminary results of the District’s review are due to be
delivered in September 2021. Between this period and January of 2022, when necessary, appeals of various
questions where satisfactory scores were not achieved can be resolved before the final results are posted.
The level of past success experienced within these biennial reviews is directly attributable to the team of highly
skilled and professional staff of the Guadalupe Appraisal District, as well as the unwavering support of the
District’s Board of Directors. With the continued efforts of each individual staff member and Board support,
collectively combined, achieving superior results is always possible.
Moving Forward 2022
As we move forward, District staff will continue to look for new opportunities to improve the overall process in
annually producing an appraisal roll. The implementation of new technology combined with an unwavering
commitment to providing the best public service will help the District gain the trust of those we serve. Through
industry course work and attended seminars, District staff will look to expand their understanding of the
property tax system to improve technical skills and build relationships that will mutually benefit the District
property owners and entities.
In closing, our efforts will focus on the District’s mission to achieve equalization among all classes of property by
maintaining the highest standards in appraisal practices and law, guided by the goals of providing quality
service to the public, developing high performance employees, and by creation of automated programs to
expedite workflow, all oriented toward the highest ethical standards and transparency relative to professional
appraisal practices.
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